
 

REGULAR PLANNING COMMISSION 
AGENDA 

May 23, 2023 at 7:00 PM 

Assembly Chambers/Zoom Webinar 

https://juneau.zoom.us/j/85150747763 or 1-669-444-9171 Webinar ID: 851 5074 7763 

A. LAND ACKNOWLEDGEMENT 

We would like to acknowledge that the City & Borough of Juneau is on Tlingit land, and wish to honor the 
indigenous people of this land. For more than ten thousand years, Alaska Native people have been and 
continue to be integral to the well-being of our community. We are grateful to be in this place, a part of this 
community, and to onor the culture, traditions, and resilience of the Tlingit people. Gunalchéesh! 

B. ROLL CALL 

C. REQUEST FOR AGENDA CHANGES AND APPROVAL OF AGENDA 

D. APPROVAL OF MINUTES 

1. May 9, 2023 Draft Minutes, Regular Planning Commission - APPROVED 

E. BRIEF REVIEW OF THE RULES FOR PUBLIC PARTICIPATION 

F. PUBLIC PARTICIPATION ON NON-AGENDA ITEMS 

G. ITEMS FOR CONSIDERATION 

H. CONSENT AGENDA 

I. UNFINISHED BUSINESS 

J. REGULAR AGENDA 

2. AME2021 0008 – An ordinance amending the land use code related to avalanche and landslide areas, 
and replacing the avalanche and landslide area maps. - RECOMMENDED AS AMENDED 

 

DIRECTOR'S REPORT 

The proposed ordinance would modify requirements and restrictions for development in avalanche and 
landslide areas and adopt the April 2022 avalanche and landslide area maps.  

 

RECOMMENDATION 

Staff recommends that the Planning Commission adopt the Director's analysis and findings, and make a 
recommendation to the Assembly to ADOPT the proposed ordinance amending the code related to 
landslide and avalanche areas and replacing the landslide and avalanche area maps.   

 

K. OTHER BUSINESS 

L. STAFF REPORTS 

M. COMMITTEE REPORTS 

N. LIAISON REPORT 
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O. CONTINUATION OF PUBLIC PARTICIPATION ON NON-AGENDA ITEMS 

P. PLANNING COMMISSION COMMENTS AND QUESTIONS 

Q. EXECUTIVE SESSION 

R. SUPPLEMENTAL MATERIALS 

3. Additional Materials Packet 

 

S. ADJOURNMENT 

ADA accommodations available upon request: Please contact the Clerk's office 36 hours prior to any meeting so 
arrangements can be made for closed captioning or sign language interpreter services depending on the meeting 
format. The Clerk's office telephone number is 586-5278, TDD 586-5351, e-mail: city.clerk@juneau.org. 
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DRAFT MINUTES 
Agenda 

Planning Commission 
Regular Meeting 

CITY AND BOROUGH OF JUNEAU 
Michael LeVine, Chairman 

May 9, 2023 
 
I. LAND ACKNOWLEDGEMENT – Read by Commissioner Epstein 
 
We would like to acknowledge that the City and Borough of Juneau is on Tlingit land, and wish 
to honor the indigenous people of this land. For more than ten thousand years, Alaska Native 
people have been and continue to be integral to the well-being of our community. We are 
grateful to be in this place, a part of this community, and to honor the culture, traditions, and 
resilience of the Tlingit people. Gunalchéesh! 
 
II. ROLL CALL 
 
Michael LeVine, Chairman, called the Regular Meeting of the City and Borough of Juneau (CBJ) 
Planning Commission (PC), held in Assembly Chambers of the Municipal Building, virtually via 
Zoom Webinar, and telephonically, to order at 7:00 p.m. 

 
Commissioners present:  Commissioners present in Chambers – Michael LeVine, Chairman; 

Mandy Cole, Vice Chair; Travis Arndt, Clerk; Erik Pedersen, Deputy 
Clerk; Matthew Bell; Nina Keller; David Epstein 

 
 Commissioners present via video conferencing – Adam Brown 

 
Commissioners absent: Paul Voelckers 

 
Staff present: Jill Maclean, CDD Director; Jennifer Shields, Planner II; Lily 

Hagerup, CDD Administrative Assistant; Ilsa Lund, CDD 
Administrative Assistant; Emily Wright, Assistant Municipal 
Attorney  
 

Assembly members:  None 
 
III. REQUEST FOR AGENDA CHANGES AND APPROVAL OF AGENDA - None 

 
IV. APPROVAL OF MINUTES    
 

A. April 11, 2023 Draft Minutes, Regular Planning Commission 
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B. April 11, 2023 Draft Minutes, Planning Commission Committee of the Whole 
 
MOTION: by Mr. Arndt to approve the April 11, 2023 Planning Commission Regular Meeting 
minutes. 
 

The motion passed with no objection. 

 
MOTION: by Mr. Arndt to approve the April 11, 2023 Planning Commission Committee of the 
Whole Meeting minutes. 
 
The motion passed with no objection. 

 
 
V. BRIEF REVIEW OF THE RULES FOR PUBLIC PARTICIPATION – No members of the public 

were present, so Chair LeVine decided to forego the overview of rules. 
 

VI. PUBLIC PARTICIPATION ON NON-AGENDA ITEMS - None 
 

VII. ITEMS FOR RECONSIDERATION - None 
 

VIII. CONSENT AGENDA  
 

PWP2023 0002:  Parking Waiver to waive one (1) required parking space for an 
accessory apartment. 

Applicant: Bridget Lapenter 
Location: 312 Sixth Street 

Staff Recommendation 

Staff recommends the Planning Commission adopt the Director's analysis and findings and APPROVE the 
requested parking waiver. The permit would waive one (1) parking space for the proposed accessory 
apartment. 

MOTION:  by Ms. Cole to accept staff’s findings, analysis, and recommendations, and approve 
PWP2023 0002.  

The motion passed with no objection. 
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USE2023 0005:  Conditional Use Permit for an Accessory Apartment on a substandard 
lot in a D18 zoning district 

Applicant: Bridget Lapenter 
Location: 312 Sixth Street 

Staff Recommendation 

Staff recommends the Planning Commission adopt the Director's analysis and findings and APPROVE the 
requested Conditional Use Permit. The permit would allow for the development of an accessory 
apartment on an undersized lot in a D18 zoning district. 

 

MOTION:  by Ms. Cole to accept staff’s findings, analysis, and recommendations, and approve 
USE2023 0005.  

The motion passed with no objection. 

 

IX. UNFINISHED BUSINESS - None 

X. REGULAR AGENDA - None 

XI. OTHER BUSINESS - None 

XII. STAFF REPORTS 
• Lands Housing and Economic Development Committee will be discussing Streams at  the 

May 22 meeting. 
• Avalanche and Landslides public hearing on PC agenda for May 23 meeting. 

Mr. LeVine asked for the Commission to have the draft avalanche ordinance  before the public 
hearing.  

• CDD is in Request For Proposal (RFP) process for permitting software. 
• CDD is currently in process of hiring 3 Planner positions.  
• An issue has come up whereby a property was surveyed and permitted. A house was built. 

It was found that the survey was inaccurate and does not meet setbacks by a number of 
feet. Recommendation is for Title 49 Committee to consider Bungalow Lot standards and 
see if they can be adjusted. The developer will seek a variance in the meantime. 

Mr. Arndt asked if this would be a case where floating setbacks would work. Ms. Maclean did not 
know if it would apply.  
 
Mr. Pedersen suggested bungalow lots may qualify as substandard. If so, then the setback 
requirements might also be reduced proportionally. 
 
Mr. Arndt asked which setback is nonconforming. Ms. Maclean explained it is the rear setback 
abutting another landowner. 
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Mr. LeVine asked about the possibility of easements. Ms. Maclean said that has been considered, 
but one neighbor is not willing. 
 
XIII. COMMITTEE REPORTS 

• Title 49 – Mr. Arndt – They met and went through the landslide/avalanche ordinance, it 
will be before PC in a couple of weeks. Next meeting on the 18th to discuss Title 49, 
Chapter 35.  

 
XIV. LIAISON REPORTS - None 
 
XV. CONTINUATION OF PUBLIC PARTICIPATION ON NON-AGENDA ITEMS - None 
 
XVI. PLANNING COMMISSION COMMENTS AND QUESTIONS   
Mr. LeVine asked about the status of the RFP for the Comprehensive Plan. Ms. Maclean 
confirmed it is budgeted but they may not have the staff currently to follow up. 
 
XVII. EXECUTIVE SESSION - None 

XVIII. ADJOURNMENT - 7:20 p.m. 
Next meeting May 23 2023 7:00 p.m. 
 

Respectfully submitted by Kathleen Jorgensen Business Assists (907)723-6134  
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PLANNING COMMISSION 
NOTICE OF RECOMMENDATION 
 
Date:             May 24, 2023 
Case No.:     AME2021 0008 

City and Borough of Juneau 
City and Borough Assembly 
155 South Seward Street 
Juneau, AK  99801 

Proposal:  Planning Commission Recommendation to the City and Borough Assembly 
regarding an ordinance amending the land use code related to avalanche 
and landslide areas, and replacing the avalanche and landslide area maps. 

Hearing Date:  May 23, 2023 

The Planning Commission, at its regular public meeting, amended the analysis and findings listed in the 
attached memorandum dated May 8, 2023 and recommended the following to the City and Borough 
Assembly:    

Do not adopt the director's analysis and findings, and do not adopt the proposed ordinance 
amending the code related to landslide and avalanche areas, and do not adopt the landslide and 
avalanche area maps. Consider a method of public notification based on the 2022 avalanche and 
landslide area maps for affected property owners.  
 

Attachments: March 8, 2023 memorandum from Teri Camery, Community Development, to the CBJ 
Planning Commission regarding AME20210008. 

This Notice of Recommendation constitutes a recommendation of the CBJ Planning Commission to the 
City and Borough Assembly. Decisions to recommend an action are not appealable, even if the 
recommendation is procedurally required as a prerequisite to some other decision, according to the 
provisions of CBJ 01.50.020 (b). 
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City and Borough Assembly 
Case No.: AME20210001 
May 24, 2023 
Page 2 of 2  
 

 
 
 
 
 ________________________________ ________________________________ 
 Mandy Cole, Acting Chair  Date 
 Planning Commission 
 
  
 
 ________________________________    ________________________________ 
 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 recommended text amendment. 
ADA regulations have access requirements above and beyond CBJ - adopted regulations. 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. 

05/31/23

5/31/23
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MEMORANDUM 

DATE:   May 8, 2023 

TO:   Planning Commission 

FROM:   Teri Camery, Senior Planner, CFM     

SUBJECT:  AME2021-0008 Hazard Assessment 

At the April 20, 2023 Planning Commission Title 49 Committee meeting, the Committee made the 
following changes to the proposed hazard ordinance:  

• Regulation of moderate and severe avalanche areas, and severe landslide areas;
• Written notice from owners and developers to buyers or renters that a property is located in a

moderate or severe avalanche area or severe landslide area;
• Wordsmithing changes to clarify what triggers an increase in density;
• Clarification of mitigation language;
• Clarification of engineering certification; and
• Motion to move the ordinance to a Planning Commission public hearing.

The draft ordinance is attached.  

BACKGROUND 

The Hazard Assessment has been reviewed on the dates below: 

• April 20, 2023- Planning Commission Title 49 Committee;
• April 11, 2023- Planning Commission Committee of the Whole;
• March 14, 2023- Planning Commission Committee of the Whole;
• November 7, 2022- Assembly Committee of the Whole;
• February 14, 2022- Assembly Committee of the Whole;
• September 20, 2021- Assembly Committee of the Whole;
• August 10, 2021- Planning Commission Regular Meeting;
• July 21, 2021- Public meeting hosted by CDD and the contractor;

All staff reports, minutes, and contractor presentations are available on the CDD Special Projects website 
at CDD – Project – Landslide and Avalanche Assessment – City and Borough of Juneau 

Staff notes that the Technical Memos, added to the assessment in response to public comment, contain 
supplemental explanation regarding the hazard designations and methodology for specific areas of 
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concern. Technical Memo 4 is a Guide to Avalanche and Hazard Designations. These memos are 
highlighted on the webpage under the Final Hazard Assessment heading.  

PUBLIC NOTICE 

An abutters notice was sent to all property owners within the project area on April 28, 2023. Public notice 
was also provided in the May 10 and May 17, 2023 Juneau Empire Your Municipality section.  

PUBLIC COMMENT 

Following is a brief summary of public comments received after the April 20, 2023 Title 49 Committee 
meeting and before the staff report deadline of May 5, 2023. 

M. Voelckers Concern about the negative impact on mortgages and insurance 
 

RECOMMENDATION 

Staff recommends that the Planning Commission adopt the Director's analysis and findings, and make a 
recommendation to the Assembly to ADOPT the proposed ordinance amending the code related to 
landslide and avalanche areas and replacing the landslide and avalanche area maps.  
 
 
ATTACHMENTS 
 

Attachment A Proposed Ordinance 
Attachment B Public Comments 
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 Presented by: The Manager 
 Presented:  2023 
 Drafted by:    
 

ORDINANCE OF THE CITY AND BOROUGH OF JUNEAU, ALASKA 

Serial No. 2023 XX 

An Ordinance Amending the code related to avalanche and landslide areas 
and replacing the avalanche and landslide areas maps 

 
 WHEREAS,   and… 

   

BE IT ENACTED BY THE ASSEMBLY OF THE CITY AND BOROUGH OF JUNEAU, ALASKA: 

Section 1. Classification. This ordinance is of a general and permanent nature and 

shall become a part of the City and Borough of Juneau Municipal Code.  

Section 2. Amendment of Section.  CBJC49.70.300 Avalanche and landslide areas is 

amended to read: 

(a) Generally. 
(1) Development in mapped moderate and severe avalanche and severe landslide areas shall 

minimize the risk of loss of life or property due to landslides and avalanches.  

(2) Boundaries of severe avalanche areas will be as shown on the avalanche area maps 

dated April 27, 2022, as the same may be amended from time to time by the assembly by 

ordinance.  

(3)  Boundaries of severe landslide areas will be as shown on the landslide area maps dated 

April 27, 2022, as the same may be amended from time to time by the assembly by 

ordinance. 
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Jill Maclean
No changes recommended to the maps at this time

Jill Maclean
To be added at time of finalizing draft ordinance
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(4)  Owners and developers shall provide written notice to potential buyers or renters that 

the property is located in a moderate or severe avalanche area, or a severe landslide 

area, or both. 

(b) Moderate and Severe avalanche areas. 

(1) Notwithstanding any other provision, subdivision other than a lot line adjustment, or a 

lot consolidation, or development greater than a single-family dwelling within severe 

avalanche areas shall require a conditional use permit. Lots platted as Public Use Lot(s) 

must comply with 49.15.422. 

(2)  Notwithstanding any other provision, development greater than a single-family 

dwelling, within the moderate or severe avalanche areas shall require a conditional use 

permit with site specific engineering for the following: peak drainage, special foundation 

or high back wall engineering, and debris flow diversion mechanisms. For the purposes 

of this section, accessory dwelling units are considered development greater than a 

single-family dwelling. 

  

 

(3) If a developer disagrees with the boundaries shown on the severe avalanche map, the 

developer may seek departmental relocation of the boundaries by submitting a site 

specific study prepared and stamped by a civil engineer licensed in the State of Alaska. 

Such studies shall include detailed analyses of topography, vegetation, potential snow 

accumulation, and other factors. The results should indicate actual hazard area 

boundaries and potential debris flow direction, time, distance and mass. If, in the 
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Jill Maclean
Removed the references in the two sections below and placed here since it applies to both

Jill Maclean
T49 recommended “shall” vs “should”

Jill Maclean
T49 agreed to strike this as it is misleading and likely references what is currently named, “lot line adjustment”

Jill Maclean
Covered by new definition

Jill Maclean
Replaced with new ADU definition

Jill Maclean
Combined w/1 above, Line 10

Jill Maclean
Do we want to add “with current errors and omissions liability insurance” 

Likely approx. $1M; if yes, contact CBJ Risk Mngt - standard policy
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opinion of the Director of Engineering & Public Works, the studies clearly establish that 

the map boundaries are inaccurate and the proposed development is outside a moderate 

or severe avalanche area, the department shall proceed accordingly.  

(4) The commission may require mitigating measures certified as effective by a civil 

engineer licensed in the State of Alaska for development in moderate or severe 

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, occupancy, or development.  

(c) Severe landslide areas. 

(1) Notwithstanding any other provision, no subdivision other than a boundary line 

relocation, a lot line adjustment, or a lot consolidation, shall be approved in a severe 

landslide area. Applications for all other subdivision types shall not be accepted for filing 

or shall be rejected by the director.  

(2) Notwithstanding any other provision, no development, which is within a severe landslide 

area shall increase the density of the lot or increase the occupancy of the building; 

provided, that a single-family dwelling may be constructed on a vacant lot. Accessory 

dwelling units are not permissible on lots located in a severe landslide area.  

(3)  Notwithstanding any other provision, development including a single-family dwelling 

within the severe landslide areas shall require a conditional use permit with site specific 

engineering for the following: peak drainage, special foundation or high back wall 

engineering, and debris flow diversion mechanisms. . 
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Jill Maclean
If a building changes use such that it changes from density (units / acre) to occupancy (people per sq. ft.), is there a way to ensure they keep the larger amount? 
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(4) The commission may require mitigating measures certified as effective by a civil 

engineer licensed in the State of Alaska for development in severe landslide 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, occupancy, or development. 

(5)  If a developer disagrees with the boundaries shown on the severe landslide map, the 

developer may seek departmental relocation of the boundaries by submitting a site 

specific study prepared and stamped by a civil engineer licensed in the State of Alaska. 

Such studies shall include detailed analyses of topography, vegetation, potential snow 

accumulation, and other factors. The results should indicate actual hazard area 

boundaries and potential debris flow direction, time, distance and mass. If, in the 

opinion of the Director of Engineering & Public Works, the studies clearly establish that 

the map boundaries are inaccurate and the proposed development is outside a severe 

landslide area, the department shall proceed accordingly. 

 (d) Warning and disclaimer of liability. Avalanches and landslides may occur outside hazard 

areas in excess of engineering expectations. The location and severity of the event may be 

increased by manmade or natural causes. This article does not imply that land outside of 

designated hazard areas, or uses permitted within such areas, will be free from danger or 

damage. This article shall not create liability on the part of the City and Borough of Juneau 

or any officer or employee thereof for any damages that result from reliance of this article or 

any administrative decision lawfully made under this article.  
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Jill Maclean
Staff recommends that development in the severe landslide areas require a CUP to ensure mitigation is addressed

Jill Maclean
Addressed above – see page 3, lines 24 - 25
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Section 4. Amendment of Section.  CBJC 19.04.R301.9 Geophysical hazards is 

amended to read: 

"301.9 Geophysical hazards. In Severe geophysical hazard zones as shown in 

“Downtown Juneau Landslide and Avalanche Hazard Assessment” dated April 27, 2022, and 

on the “Moderate and Severe Avalanche Maps and Severe Landslide Area Map", both adopted 

by ordinance serial no. 87-49, adopted            _______ 2023  or when the building official 

determines that development is proposed in an area similar in nature to those studied in the 

above referenced documents, and is located outside of the study area, an engineered 

structural analysis shall be submitted with the permit application. The building official may 

waive this requirement upon presentation of more specific studies prepared and stamped by a 

civil engineer licensed in the State of Alaska showing the proposed site is not likely to be 

affected by geophysical hazards." 

Section 5. Amendment of Section.  Hillside Development CBJ 49.70.210(a)(4) is 

amended to read: 

Any hazard area identified on the avalanche and landslide area maps dated September 

9, 1987, April 27, 2022 consisting of sheets 1—8, as the same may be amended from time to 

time by the assembly by ordinance or any other areas determined to be susceptible to 

geophysical hazards. 

 

Section 6. Amendment of Section. Definitions CBJ 49.80.120 is amended to read: 

Accessory dwelling unit (ADU) means  a subordinate dwelling unit added to, created 

within, or detached from a single-family residence, which provides basic requirements for 

living, sleeping, cooking, and sanitation. The unit may have a separate exterior entrance or an 
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entrance to an internal common area accessible to the outside. ADUs are not included in the 

density calculation for a site. 

 

Density means the amount of development per acre permissible on a parcel under the 

applicable zoning, measured as dwelling units per acre (du/ac).   

 

 

Section 7. Effective Date. This ordinance shall be effective 30 days after its adoption.  

Adopted this ________ day of _______________________, 2023.  

 

   
      Beth A. Weldon, Mayor 
Attest: 
 
 
       
Elizabeth J. McEwen, Municipal Clerk 
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Jill Maclean
Confirm date prior to final draft

Jill Maclean
Try for consistency w/T19

Jill Maclean
May need to update when accessory dwelling unit ordinance is adopted (proposed ordinance language provides for ADUs on duplexes)

Jill Maclean
Reminder that density isn’t the only requirement in Juneau; development must also meet the Table of Dimensional Standards; they do not conflict; see 49.25.500
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From: Matt Voelckers <itsmyalterego@gmail.com>
Sent: Saturday, April 29, 2023 8:41 AM
To: PC_Comments
Subject: Landslide and avalanche zone comment

There were concerns early in this process that these assessments could, potentially, *if adopted* burden a large number 
of Juneauites with complicated mortgages and insurance.  

Well… the cat’s out of the bag. A friend of mine just closed on a home in the highlands that’s in a moderate 
landslide/avalanche zone (which is the norm/average for downtown) and her lender required a special review of her 
case, could not secure landslide insurance (it doesn’t exist) and instead required both earthquake AND flood insurance 
over the top of her typical home insurance.  

These maps, with their frightening language have already, without being adopted by the city, been ENTIRELY adopted 
within the mortgage and insurance industry, and the home‐buying process in medium risk zones is severely impacted, 
and might even be impossible at this point in high to severe‐risk zones for anyone unable to make cash offers.  

The effect of these maps has made home ownership downtown inaccessible to younger buyers, and even in medium risk 
zones has saddled them 10’s of thousands of weird insurance riders for the lifetime of their mortgages. This is not 
hyperbole. This is the current state of home buying in Juneau.  

Honestly, why not adopt the maps…? The damage is done. Or maybe they can be forgotten if they’re rejected? Right 
now they exist in a limbo that’s as good as adopted, so decide fast.  

‐Matt Voelckers.  
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Additional Materials 
Regular Planning Commission Meeting 

 
Assembly Chambers 

7:00pm 
Meeting Date: May 23, 2023 

 
1. AME2021 0008: 

a. Public Comment from David McCasland received 5-12-2023. 
b. Public Comment from Jean McBrien received 5-17-2023. 
c. Public Comment from Olivia Sinaiko received 5/18/2023. 
d. Public Comment from Larry Fanning received 5/18/2023. 
e. Public Comment from Ke Mell received 5/18/2023. 
f. Public Comment from Shawn Eisele c/o Mary Alice McKeen received 

5/18/2023. 
g. Public Comment from Joe Cashen received 5/19/2023. 
h. Public Comment from Jon Pond & Gladi Kulp received 5/19/2023. 
i. Public Comment from Andrew Heist received 5/19/2023. 
j. Public Comment from Mary Alice McKeen received 5/19/2023. 
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From: David McCasland <davidmccasland907@gmail.com>
Sent: Friday, May 12, 2023 5:57 PM
To: PC_Comments
Subject: Hazard maps

Hello,  
I am the current owner of 127/139 south franklin street. and the soon to be owner of 109‐117 south franklin street.  
On the upper portion of both my properties I plan to build an apartment building to create housing for the downtown 
area. I was under the impression that the city wanted housing? I'm going to build two levels of parking below the 
apartments. I'll have access from south franklin through first street and from gastineau ave. My properties are on the 
edge of the proposed maps. There are 100 year old houses above me and trees hundreds of years old above those 
houses. All of Downtown Juneau is in a landslide/ avalanche zone. the highschool, all the houses down glacier hwy. It has 
been like this for 100 years. I do not see the point in doing something now after everything is already built? Do we plan 
on moving downtown out of the hazard area? you cannot predict a landslide. but you can help mitigate them. You need 
to throw out the maps and conduct business as usual and allow for the development and revitalization of downtown 
juneau. If not, are my property taxes going to reflect their loss of value? 

Please don't mess this up. I will build housing, I will clean up the vacant buildings, That is a promise.  

David McCasland 
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From: Jean McBrien <jnogma@gmail.com>
Sent: Wednesday, May 17, 2023 5:10 PM
To: PC_Comments
Subject: Juneau Planning Commission - consideration of draft ordinance 2021-PCv1

Juneau Planning Commission ---regular meeting May 23, 2023 

Consideration of draft ordinance 2021-PCv1 

Date:  May 17,2023 

From:  Jean Marie McBrien (jnogma@gmail.com) 

To:  Juneau Planning Commission (pc_comments@juneau.gov) 

_____________________________________________________________________ 

Mr. Chairman and members of the Commission: 

I am a resident of Westridge Condos on Hermit Street in Downtown Juneau and I have serious concerns about 

the movement to adopt Tetra Tech’s mapping of the avalanche and landslide areas in Downtown Juneau and 

the proposed ordinance accompanying its adoption for the following reasons:  

The fact that the Assembly is proposing to enact an ordinance that affects only a specific area of town is 
questionable.  There are several other areas subject to landslides and avalanches which have not been 
mapped recently.  I understand that three study areas have been identified for analysis:  1. Downtown Juneau, 
2. East Mendenhall Valley and an area south of Gastineau Peak, and 3. Blackerby Ridge, according to the
Executive Summary, Proposed Juneau,Alaska Mass Wasting (Avalanche and Landslide Assessment, January 23,
2018. Douglas Island appears excluded from any proposed study. It would seem premature for new maps and
an ordinance to be adopted prior to having all the affected areas surveyed.  Do you plan to make a separate
process for each of those areas?  Will the maps of those areas be adopted automatically upon
completion?  Will the homeowners in those areas automatically be subject to the ordinance which was
adopted (if it is adopted) for the Downtown homeowners?  Will they have no say?
What if one area adopts the maps and ordinance and another area does not?

If indeed the maps are adopted and my property becomes “un‐insurable” and “un‐mortgagable”, it follows 

that the property value is reduced – significantly.  Is CBJ prepared to lower the assessment on all the 

properties now in a high or severe zone?  What about those properties in Blackerby survey, in the East 

Mendenhall survey?  If CBJ adopts the ordinance before people in those additional as‐yet‐unsurveyed areas 

become aware of what’s happening, how is that fair to all??? 

What steps has CBJ taken to protect its residents?  Has the City looked into self‐insurance pools?  Apparently 

we are taking a severe risk just by living here?  Many surveys (some private) have previously been done in this 

area, which did not reflect a high or severe landslide designation.  I went to bed one night comfortable in the 

knowledge that I slept in a moderate landslide zone. I woke up the next morning in a severe landslide 

zone.  What changed? 
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Has the Assembly/Planning Commission done case studies or analysis of other cities who have adopted such 

maps?  We are fortunate to be neighbors of Sitka, which had a very negative experience when they adopted 

similar maps and found that lenders stopped lending and insurers stopped insuring.  The result was that they 

withdrew the map adoption and are simply using it for informational purposes. 

It would seem that the Planning Commission/Assembly would want to check with several lenders and several 

insurance companies to ascertain the situation for parcels that have been resituated in severe 

avalanche/landslide zones.  We’ve checked and find that we’ll be virtually uninsurable and will only be able to 

sell to people who can pay cash (no mortgages available) and are willing to take a big risk. 

In a KTOO article dated December 28, 2022, City Manager Rorie Watt is quoted as saying “I don’t think it 

would result in the inability to get financing or insurance.  But I think it could be harder”.  It is deeply 

concerning that Mr. Watt appears to not have done sufficient research on the topic, yet recommends 

adoption of the maps and accompanying ordinance. Several of my neighbors have done a great deal of 

research and the future is grim! 

Please see the following items, recently submitted to the Planning Commission: 

         Andrew Heist’s Letter of January 23, 2023 submitted to the Planning Commission 

         Wesley Schutt of Movement Mortgage  email to Larry Fanning 

         Emil Mackey of Countrywide Insurance memo 

I spoke with my insurer, USAA, this week. USAA is  a company which insures more than 13 million members. 

They do not offer landslide coverage at all.   

Do we really have to “adopt” these maps?  Do we really have to pass an ordinance associated with these 

maps?  In an article published by KTOO (New Maps show roughly half of downtown Juneau in hazard zone for 

moderate to severe landslides and avalanches, Claire Stremple, July 20,2021)on , Alexandra Pierce, Juneau’s 

Planning Manager at the time is quoted as saying “And our goal in this project was to give the public the most 

accurate and up‐to‐date information on the landslide and avalanche hazard area in downtown Juneau.  What 

the public wants to do with that information is up to the public and its elected officials.”  Since its up to the 

public, WE have a decision to make – and we’ll use these maps for “informational purposes only”. Thank you! 
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From: Olivia Salisbury Sinaiko <osinaiko@gmail.com>
Sent: Thursday, May 18, 2023 2:05 PM
To: PC_Comments
Cc: Kiel Renick
Subject: Comments re Landslide Maps

Dear Planning Commission, 

I have a few issues with the new landslide maps and regulations that I don't feel have received sufficient public 
process or discourse, which I'd like to bring to your attention at this time. 

The first issue concerns the overly broad language utilized in the maps and regulations. The label “severe 
landslide zone” conjures images of massive and catastrophic slides, like the slides that Haines recently 
experienced.  But from the report and verbal explanations of the consultants, it is clear that “Severe Landslide 
Zone” in this context does not necessarily mean anything of the sort. To take the example of our property at 
615 Basin Rd., the consultants have clarified that what they mean by “Severe Landslide Zone” in the case of 
our region of Starr Hill is a risk of rockslide/rockfall; although rockslides and rockfall can have serious impacts 
on property, this is almost certainly not what potential home-buyers would imagine when they see the “Severe 
Landslide Zone” designation, not to mention insurers and banks.  If these maps are adopted, our house would 
be designated in the “Severe Landslide Zone,” conjuring catastrophic images of total destruction, when in fact, 
due to true risk posed being one of rockfall and the current existence of protective uphill structures, the actual 
risk of landslide-related damage to our property may actually be quite low.  

Prospective buyers, insurers, and banks will likely see the “Severe Landslide Zone” designation and assume 
the worst, when in fact, the actual current risk may be quite low to non-existent. We know many other 
properties are in a similar situation.   It is crucial that the labels used in the new maps accurately represent to 
the public the kind of risk at issue, and the blanket inclusion of rockfall/rockslide risk and potential debris flows 
under the same broad label of “landslide zone” does not do that -- especially when combined with the total lack 
of accounting for extant uphill structures. The insurance and financial implications to homeowners could be 
tremendous, when there is actually little to no current risk of severe landslide-related damage to their property. 
The consultants have already done the work of distinguishing between these two types of landslide risks in 
their report -- it is clear from the report which areas are subject to rockfall, and which are subject to debris flow. 
Why can't we take it a step further by distinguishing between these two types of landslide risks in the official 
maps and regulations, much as we already distinguish between "avalanche" and "landslide" zones? 

Relatedly, the maps currently do not account for extant uphill structures. In response to a question on this 
topic, the consultants cursorily responded that uphill structures don't necessarily protect downhill structures 
from landslides, pointing to a historical debris flow event in the Gastineau area when uphill structures were 
swept into the slide, exacerbating damage to downhill property. While that example may make the case that 
uphill structures should not be considered a mitigating factor in debris flow zones like Gastineau, it does not 
speak to the very different kind of risk that the consultants identified in the rockfall zones, where an uphill 
structure with a solid foundation is likely to impede any damage caused by rockfall to downhill properties. 
Because the limited public process at that time did not allow for follow-up questions, this distinction was never 
addressed. 

Finally, the consultants made it clear that site-specific designations, including the consideration of extant uphill 
structures, were beyond the scope of their project. But given the unique considerations that determine the risk 
level for each individual site, there should be a clear path forward for homeowners seeking a site-specific risk 
determination for their property. This process would also incentivize property owners to take mitigation 
measures in order to increase safety, which at this time are not part of the policy framework. 
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Thank you all for the time and energy you are dedicating to careful consideration of these questions. 
 
Olivia Sinaiko 
615 Basin Rd. 
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From: Larry Fanning <fannlklj@gci.net>
Sent: Thursday, May 18, 2023 2:51 PM
To: PC_Comments
Cc: Larry Fanning
Subject: Larry Fanning Comments to Planning Commission 5.18.23

To:     Planning Commission 

From:    Larry Fanning 

Ref:    Landslide Insurance      May 18, 2023 

Commissioners, 

The Planning Commission’s decision to advance an ordinance adopting the 2022 Avalanche and Landslide Maps has far 
reaching and significant unintended consequences on the citizens of Juneau, not only in the downtown district but 
also areawide. 

On December 28, 2022, City Manager Rory Watt made a statement to KTOO in an article Juneau city manager resolves 
to adopt hazard maps in the new year, stating “I don’t think it would result in the inability to get financing or insurance. 
But I think it could be harder”. 

At a recent Planning Commission, Title 49 Subcommittee Meeting, a question was asked of Community Development 
Staff about the issue of insurance. Staff did not respond to the Commissioner’s question. 

Investigation into the insurance issue has resulted in some startling information that is very disturbing to current 
landowners. In a nutshell, in a severe landslide zone, financing/refinancing institutions will require landslide insurance. 
The problem is there is only one insurance underwriter and it happens to be Lloyds of London. Because of the events 
in Sitka and Haines, Lloyds is not underwriting landslide insurance policies in Southeast Alaska. 
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According to Mr. Wesley Shutt, Movement Mortgage, “If a lender receives an appraisal stating that the home is in a 
severe landslide or avalanche zone then you are going to have some major issues being able to finance the property.” 

Mr. Shutt goes on in the email of April 6, 2023, to say ”Fannie Mae states that if a property is in an area prone to 
geological phenomena, the property insurance coverage must include those phenomena.” 

Furthermore “Government loans, such as VA and FHA, are not offered in Red or Blue zones (severe and moderate). This 
means you cannot even do a loan in an avalanched zone if you can get adequate insurance coverage. FHA will reject 
loans that are in areas subject to environmental hazards such as contaminates, excessive noise, and special hazards 
such as landslides and avalanches.” 

“Conventional loans can be done as long as you can get adequate coverage for the hazard noted (landslide and 
avalanche). But that is a big issue there. Lloyds of London was just about the only one willing to offer a policy to cover 
landslides up until the recent landslides that killed people in Sitka and Haines. Without insurance for the hazard, you 
cannot get a loan.” 

“If half of the downtown homes become “unlendable” we are going to have some serious issues with people trying to 
buy and sell homes. The buyer has to pay in cash or do owner financing and the seller has very limited number of 
people who now can actually buy their property. This will mean those homes are now way less desirable and due lack 
of options, will now be worth dramatically less.” 

Ms. Malia Hayward and Mr. Reuben Willis, State Farm Insurance, “if an avalanche occurs which also causes rocks and 
dirt to break loose from the mountain and rocks and dirt damages the home, those damages may be excluded for 
Earth Movement (which includes landslide).” 

Mr. Emil Mackey, Country Financial, in a Facebook response of November 25, 2022, listed some key points regarding 
landslides. 

1. The ISO standard excludes Landslides, mudflow, etc… in all homeowner policies. All major companies
subscribe or adopt the ISO standard in their policy language. Therefore, you must purchase landslide
coverages separately to have landslide coverage.

2. You really need a Difference in Conditions (DIC) policy. This bundles landslide, flood, earthquake into a
single policy so you are covered no matter what the actual proximate cause of the loss is. Avalanche is
excluded from a DIC policy.

3. The only company underwriting this is Lloyds of London.
4. After the Haines slide, Lloyds of London REALLY tightened underwriting. They now require a recent geologic

slope stability survey, at the insured’s expense, prior to issuing a policy. It is not cheap and the survey could
qualify or disqualify you for coverage.

5. I have been unable to find any company offering Avalanche insurance in Alaska.
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6. While I make my living as an Insurance Agent, this is really a problem that will have to be solved by
government. The State or local governments will have to establish some kind of insurance pool, subsidized a
company to serve the market, or establish a state‐owned company similar to Citizens of Florida or Texas
Windstorm to provide coverage since the private market has been largely inaccessible for over 2 years now
and will likely not soften anytime soon with more landslides in Juneau, Skagway and Anchorage over the last
year. Mandating coverage will not work and will result in companies pulling out of Alaska similar to the
implosion happening in Florida right now with companies going bankrupt or leaving Florida completely over
windstorm roof coverage mandates.

Ms. Connie Osorio‐Long, Davies Barry Insurance (DBI), “We do not have a carrier that will underwrite Landslide 
Insurance unless you have a GeoTech report from an engineer and even then, we cannot guarantee that the company 
will offer coverage”. A GeoTech report will run upwards of $10,000 and even then, you cannot be guaranteed coverage. 

Mr. Tanner Griesenbrock, Wells Fargo, confirmed in a phone conversation, that if a subject property is in a strong zone 
a Difference in Condition policy would be required. Here again is the problem there are no offering of Difference in 
Condition policies for landslides in Southeast Alaska. 

First National Bank Alaska was contacted and the result of the conversation was that neither Fannie May nor the VA will 
not loan if the subject property is in a sever landslide zone. When asked where one could get a policy, they did not 
know of any. 

Mr. Vincent Chang, Global Credit Union Home Loans, when asked if a subject property’s appraisal was noted as being in 
a severe landslide zone, no USDA, FHA financing is available. For conventional financing, an insurance policy would be 
required. Again, we run against there being no Difference of Condition policies for landslides available for Southeast. 

The State of Alaska Division of Insurance was contacted and asked three questions.  

1. Are there any insurance brokers in Alaska that offer Difference in Conditions that includes landslides? The response to
the question is they do not have a list of insurers currently marketing and writing this coverage and policy availability
is subject to change. We need to contact a local broker for assistance.

2. Regarding Surplus Lines of Insurance, are they offered in Alaska that would include landslides? Lines of Insurance is a
special type of insurance that covers unique risks. A list was provided and after a random search of the list, none were
identified as offering Difference of Conditions policies that cover landslides.

3. Do Master Association Policies cover landslides and are there any brokers in Alaska that offer it? Regarding the Master
Association Policy, typically a landslide is considered earth movement and is likely excluded.

As you can see, the Alaska Division of Insurance was unable to verify the availability of any adequate insurance. 
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In conclusion, as you have read above, the Planning Commission’s actions on this Ordinance will have far reaching and 
unintended negative consequences for the citizens of Juneau. If this ordinance is passed, the impacts on the 
homeowners will be devasting. The homeowners’ inability to secure adequate insurance, their inability to sell their 
homes, due to the loss of willing lending agencies, the loss of property value, and the unforeseen consequences facing 
the homeowners, many of whom are senior citizens who will have no way to recoup the losses incurred, are a few of the 
predictable results of a decision to pass this ordinance in the three geographical areas you have singled out. 
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From: Ke Mell <kemell@alaskan.com> 
Sent: Thursday, May 18, 2023 10:56 PM 
To: PC_Comments 
Subject: Fwd: Comment on Severe Avalanche and Severe Landslide Area Maps and Draft Ordinance 
Attachments: Hazard vs. Risk - Wirehouse Employer Services.pdf; 22 10-03 Predicting Landslides - NPR Short 

Wave.pdf; David A. Kent - January 19, 1972 Mr. Juneau Avalanche.pdf 
 

Friends and neighbors, 
 

This opportunity for public comment is much appreciated. Of the eight meetings reviewing the Hazard Assessment 
mentioned by Ms. Camry in her May 8 memo, the most recent six‐‐spanning the past year and a half‐‐were Committee 
of the Whole meetings, which do not take public comment. 

 
I urge immediate adoption of the hazard maps on an informational basis only, including the requirement for written 
notice from owners and developers to buyers or renters that was added to the ordinance in the April 20 meeting. This 
puts the information firmly before the public. 

 
Regulation of development is an entirely different matter from public information; The proposed ordinance is not ready 
to regulate development. In addition to my comments submitted April 20, I have the following comments on the current 
draft ordinance: 

 
1. It is unclear why the proposed ordinance permits accessory apartments and subdivision in avalanche hazard 

areas but not in landslide hazard areas. 
2. It is unclear why the Director of Engineering & Public Works should be the party determining whether the 

studies are adequate; the determining party should have an appropriate background for evaluation of the 
studies. The current Director is not a registered civil engineer, and has no engineering or geotechnical 
background. 

3. Section 2, (c), (3) appears to overlap with (4), as both require mitigation measures. (3) states "shall"; (4) states 
"may". 

4. It is unclear what "an engineered structural analysis" means in the context of Section 4. 
 

The comments below were originally submitted for the Planning Commission's Title 49 committee meeting on April 20, 
but‐‐according to Scott Ciambor‐‐that was too early for them to be included with the agenda packet for the May 23 
meeting, therefore I have re‐submitted them. Gunalchéesh (Without you, it would not be possible). 

 
Ke 
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‐‐‐‐‐‐‐‐ Forwarded Message ‐‐‐‐‐‐‐‐ 
Subject:Comment on Severe Avalanche and Severe Landslide Area Maps and Draft Ordinance 

Date:Sun, 16 Apr 2023 13:34:15 ‐0800 
From:Ke Mell <kemell@alaskan.com> 

To:PC_Comments@juneau.org 
 
 
 

Friends and neighbors, 
I’ve attended the past two Planning Commission Committee of the Whole work sessions on the 
Avalanche & Landslide Hazard Maps Draft Ordinance. I’ve watched with considerable frustration as the 
Commission appeared unaware of or struggled to address fundamental issues. Those include: 

 
Avalanches and landslides are different. Snow melts. In Juneau there is NO avalanche hazard in 

July. For six months of the year there is no avalanche hazard. That means for six 
months of the year avalanche hazard areas can be used for anything—including 
seasonal housing, tourist business, and recreation. Juneau—and downtown in 
particular—suffer from a severe shortage of seasonal (summer) housing for visitors and 
seasonal workers, among others. 

 
Hazards covered by the proposed ordinance come in two flavors: upslope and downslope. Upslope 

(the ground comes down on you from above) and downslope (the ground falls out from 
underneath you) are fundamentally different and are addressed in different ways. In 
Juneau there is no construction in the on mountaintop cornices, so avalanches always 
come down from above (upslope), never out from under one’s feet. Landslide hazard 
can be either, but CBJ’s current ordinance does not differentiate. It appears to be 
concerned only with upslope hazard. Downslope hazard is addressable through CBJ’s 
current Hillside Endorsement for development on slopes exceeding 18%. This 
ordinance should clearly state whether it is concerned with downslope risk or 
with upslope only. Tetra Tech distinguishes between upslope and downslope landslide 
hazard on its maps (+/-), but on the resulting areas that are subject to both it is unclear 
whether the hazard color would change if, for example, only upslope hazard were 
considered. 

 
Hazard is not risk. According to Wirehouse Employer Services, https://wirehouse-es.com/health-and- 

safety/whats-the-difference-between-hazard-and-risk-a-complete-guide/, which has a 
very concise definition: 

 
• Hazard: something that could potentially cause harm. 
• Risk: the degree of likelihood that harm will be caused. 

Let’s not confuse the two. Tetra Tech provided hazard maps. As City Manager Rorie Watt noted of 
Tetra Tech’s study in his November 3, 2022 memo to the Assembly, “disclaimers in the 
study that indicate that the maps are not to be used for site specific decisions”. Tetra 
Tech’s maps provide a 10,000 foot view of the terrain. Iin their report, Sec. 1.5.2 
Limitations, Tetra Tech states, “Geologic conditions are known to be variable, and the 
amount of information available from mapping using remote sensing data plus limited 
field-checking means that there are bound to be some areas with conditions different 
than those anticipated from the air photo interpretation and mapping work done to date.” 

Tetra Tech’s maps establish hazard: something that could potentially cause harm. They do not 
establish risk, the determination of which will require additional information, both with 
regard to site particulars, and with regard to site uses. TetraTech themselves consider 
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their work to date a first step. From page 8 of their report: “The hazard designations 
assigned do not account for current or future positioning of infrastructure or people, as 
this is considered risk mapping, which is beyond the scope of this study. Similarly, 
analysis of magnitude/frequency, runout, and risk assessment are not part of this 
study.” (emphasis added) 

In his November 3 memo, Rorie continues, “At a high cost, the consultant has indicated that 
additional site specific analysis could cost between $250K and $1M per hazard path.” 
This further analysis is essential to the development of reasonable regulations. (for 
comparison with regard to flood hazard and risk CBJ’s website: 
https://fema.maps.arcgis.com/apps/StorytellingSwipe/index.html?appid=48beaefc7ca44 
7f895978686b8e6bd1d# , at the bottom of the upper portion of the left sidebar, just 
above the Legend, states “Please note, data is for informational purposes only. 
Effective regulatory flood hazard data is available through the FEMA Map Service 
Center website.” Emphasis added.) 

Tetra Tech’s study has provided the City and Borough of Juneau and its residents with significantly 
more information that was available previously, but not with adequate information to 
establish risk, much less to establish the degree of harm that might potentially be 
caused. As such Tetra Tech’s study is not ready for adoption as the basis for 
regulation of development. The study is ready for adoption—and should be 
immediately adopted—on an informational basis. 

Adopted on an informational basis, the study would support language in the proposed ordinance 
stating that “Owners shall provide written notice to potential buyers or renters that the 
property is located in a severe avalanche (or landslide) hazard area prior to sale or 
rental of the property.” This is essential. Everyone should know what their getting into, 
and then be allowed to judge for themselves the risks they are willing to take on. The 
ordinance must explain or refer to an explanation of the difference between hazard and 
risk, as this may not be common knowledge. 

The regulation of development should be addressed separately; this is—as Rorie noted— 
considerably more complicated. Regulation of development should be underpinned 
by a community-wide consensus as to risk, what sorts of risk, assumed by which 
parties, and to what levels of risk. Tetra Tech has explicitly declined to address risk, 
except in future work at considerable cost. 

The draft ordinance Sec. 2. (a), (2), states, “Development in mapped … areas shall minimize the risk 
of loss of life or property ..... ” (Complete quote: “Development in mapped moderate and 
severe avalanche and severe landslide areas shall minimize the risk of loss of life or 
property due to landslides and avalanches.”) Life and property are different. Life is 
generally more important than property. Life can move out of harm’s way; property 
generally can’t. 

 
Risk to life can be minimized through attention to weather conditions and site particulars. CBJ invests 

resources in avalanche prediction, issuing Urban Avalanche Advisory daily during the 
avalanche season. In the wake of the 2015 Kramer Avenue landslide, Sitka established 
a community-based early warning system for landslides—somewhat analogous to 
Juneau’s Urban Avalanche Advisories. On October 3, 2022 National Public Radio’s 
Short Wave published the attached story of Sitka’s experience. Despite differences in 
soil types between Juneau and Sitka, Juneau could benefit from discussions with 
Sitka’s community and municipal government. I draw several lessons from Sitka: 1) 
landslides are predictable; 2) risk can be estimated; 3) public notice can be provided; 4) 
what Sitka is doing with landslides is similar to what CBJ does with avalanches. 

Risk to private property can be addressed through personal choice as to where to live, through 
insurance, and through site specific mitigation. Sec. 2 (b), (2) of the proposed ordinance 
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requires “site specific engineering for the following: peak drainage, special foundation or 
high back wall engineering, and debris flow diversion mechanisms.” Such engineering 
requires quantification of risk in a particular location. Assertion of hazard is not a 
substitute for quantification of risk, and the proposed ordinance provides no 
mechanism for quantification of risk. 

Sec. 2 (b), (4) allows for relocation of mapped hazard area boundaries. Relocation of hazard area 
boundaries depends on quantification of risk, and the ordinance provides no 
mechanism for quantification of risk. 

Sec. 2 (b), (5) and Sec. (c), (4) mention “mitigating measures certified as effective by a civil engineer licensed in 
the State of Alaska”. “Such measures may include dissipating structures or dams, special 
structural engineering, or other techniques designed for the site.” Certifying as effective”—to what 
standard? Design professionals regularly certify construction as in compliance with locally 
adopted codes; to what national model codes or well-developed State or local codes would they 
be certifying? “Certified as effective” is unreasonable as there are no codes or standards to which 
to certify, and the ensuing professional liability is more than any licensed professional, firm, or 
professional liability insurer is willing to assume. “In the absence of quantification of risk, 
allowing mitigation is meaningless. 

Site specific analysis is required to quantify risk. Such analysis is only available for a very few 
properties, and most such analyses were done by Bill Baxandall, P.E. (now deceased) 
decades ago. In September 2021 I contacted Tetra Tech to ask if they could provide a 
site-specific assessment for my property, as having done the initial mapping and being 
acquainted with the area, they were obviously most suited. They declined, citing their 
work with CBJ. I inquired elsewhere; despite considerable research, I was unable to find 
engineers or firms willing to provide such analysis. Reasons cited include: In the course 
of working with Tetra Tech CBJ consulted most, if not all, of the individuals and firms 
with local civil and geotechnical expertise. They were asked to review Tetra Tech’s work 
and provide comments to CBJ. I have talked to several (there are not many in Juneau). 
They were unwilling to speak on the record or be identified, but they felt that having 
reviewed and commented on Tetra Tech’s work for CBJ, they could not openly 
criticize it, or work for someone who took issue with the work. 

With considerable difficulty I found an expert outside Juneau, an Alaska licensed civil engineer with 
decades of experience in civil engineering, who owns a civil and geotechnical 
engineering firm with dozens of employees and offices in several western states as well 
as Alaska. He stated that, despite having no professional or other connections to CBJ or 
Tetra Tech, given that Tetra Tech mapped hazard only, and that the maps were vague 
and arbitrary, the professional liability--on account of the lack of quantification of risk 
or professional standards to guide work--was so great that he and his firm could not 
become involved. Local engineers with whom I spoke had the same concerns, in 
addition to their direct involvement with CBJ. 

As Rorie noted in his November 3, 2022 memo, “private engineers and geologists who have expertise 
in hazard zones have little to gain by participating in individual site selections on 
reduced budgets. The liability is simply too great and the applicant’s ability to pay for a 
detailed analysis is very limited. Private engineers with economic resources to protect 
are going to be naturally conservative.” … “The new landslide mapping is not linked to 
event probabilities. Some discussion of probability was included in the draft report and 
deleted by the consultant in the final report; the consultant was unwilling to tie their work 
to event probability estimates.” (emphasis added) 

Who is to “prepare site specific studies” if no one will so? 
 
I live at 850 Basin Road; I care about my neighborhood, and the risks to myself and my neighbors. I 

also care about property values—mine and theirs—and my ability—and theirs—to 
maintain and prudently develop our properties. My neighborhood is upper Basin Road, 
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a flat section before the road turns abruptly north into Last Chance Basin. I have lived 
here since 2002, having bought the property from my JDHS guidance counselors, who 
had lived there since 1969. 

Near my neighborhood are a couple of extremely risky areas, with active landslide chutes that 
discharge rocks and debris annually if not more often. Tetra Tech lumps those areas in 
with my neighbor at 883 Basin Road, whose house is on a knob of rock at very little to no 
risk, as there are no cliffs above to shed rocks and any debris flow would be deflected by 
topography before reaching the house. My neighborhood of perhaps ten houses has 
seven or eight distinct topographic conditions that would directly affect landslide risk; 
Tetra Tech’s work colors the entire neighborhood the same. This is not helpful. Of those 
seven or eight areas, the potential risk at two of those areas results from past CBJ work 
in the neighborhood. Aside from the known chutes with annual rock and debris flow, 
there has been no landslide activity (with one exception, below) in the neighborhood at 
least since the early 60s, when they moved in, according to my neighbor at 883 Basin 
Road. 

As TetraTech says on page 6 of their report, C. Criteria for Slope Stability Interpretations, under 
Slope Morphology, “Slopes with irregular or benched topography controlled by bedrock 
are relatively stable;” In my neighborhood (upper Basin Road) that describes the ground 
largely upslope of the road, and the near-surface bedrock downslope of the road 
throughout the neighborhood. There are a series of bedrock terraces parallel to the 
road, which do not shed rocks or debris, and tend to retain loose material. By contrast, 
on both sides of our neighborhood, where Basin Road wraps to the east and north, 
those terraces become active chutes. Tetra Tech’s maps are too coarse-grained to 
capture this critical distinction. 

The exception noted above was a landslide, approximately 4’ deep and 30’ wide, which collapsed an 
unoccupied portion of my parking area in November 2005 during very heavy rains. I 
took no action and the area has since revegetated. On January 19, 1972 a large 
avalanche came down Mt. Juneau, dammed Gold Creek, and buried the adjacent 
stretch of Basin Road, see attached webpage by David A. Kent. The following spring 
CBJ Streets Dept. approached Richard and Anne Meeker, then property owners of 850 
Basin Road, asked, and obtained permission to dump “many truckloads”—in Richard’s 
words—of debris from the landslide onto the slope at 850 Basin Road. For 53 years this 
debris expanded the parking area at 850 from two cars parallel to the road to four 
(compact) cars perpendicular to the road. This area collapsed in 2005, restoring the 
parking area and hillside to the pre-1972 profile. There had been minor sloughing 
before, and given its history I knew the slope to be unstable. No vehicles were parked 
there when it collapsed. This collapse was the direct and inevitable outcome of actions 
by CBJ personnel decades before and did not represent a naturally occurring slope 
condition. Since 2005, the slope has been quite stable. In later correspondence with 
Tetra Tech with regard to their mapping through CBJ Planner Teri Camry, Tetra Tech 
noted the area of collapse as a “slide path”, but did not appear aware of the source. I 
offer this example to illustrate the variability within neighborhoods, the necessity for site 
specific analysis, and the risk of relying on hazard maps, which are NOT risk 
assessments. 

 
  

32

Section R, Item 3.



6  

To summarize: 
1) Snow melts 
2) Upslope vs. downslope 
3) Hazard vs. risk 
4) Sitka forecasts 
5) Site specific analysis 
6) An example: my neighborhood 

 
I’d like to thank the Planning Commission for their work—to date and future--on the Avalanche & 

Landslide Hazard Maps Draft Ordinance. Gunalchéesh (Without you, it would not be 
possible.) 

Ke Mell 
850 Basin Road 
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Transcript

EMILY KWONG, HOST:

You're listening to SHORT WAVE from NPR.

OK, Aaron, I want to tell you a little bit about Sitka. So this is the town in Alaska where

I used to live and report. And there was one day that honestly changed people's

relationship to the weather.

AARON SCOTT, BYLINE: Emily, I love your Sitka stories, so I'm all ears.

KWONG: Yeah. Sitka's on an island on the edge of the Pacific Ocean in the Tongass

National Forest. It's beautiful there, and it rains a lot - over 100 inches a year.

LISA BUSCH: We have beautiful rivers with salmon, and the salmon need rain. Our

ecosystems need a lot of rain.

KWONG: This is Lisa Busch, executive director of the Sitka Sound Science Center.

BUSCH: You know, all of this is like, this is - we are rain people. We are people of the

rain.

KWONG: And Lisa never feared the rain before. But the morning of August 18, 2015,

was different.

BUSCH: I remember my pants getting wet, like, all the way up to my knees, just

walking from my car to the airport. So I remember thinking, this is a lot of rain, a lot of

rain.

KWONG: Rivers in town began to rise, and the land started to slide. Forty landslides

were documented on Baranof and Chichagof Islands that day. A slope above a

subdivision of new homes under construction gave way.

This landslide, the Kramer Avenue landslide, demolished a building and took the lives

of three Sitkans - brothers Elmer and Ulises Diaz and Sitka's building inspector,

William Stortz. I heard the news at the radio station. Lisa heard it on the plane.

BUSCH: I mean, I knew all the people who died. I knew all the people who were

affected. I knew lots of people who were searching for these people. It's hard to get

your head around.

Predicting Landslides: After Disaster, Sitka, ... https://www.npr.org/transcripts/1124807416
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KWONG: And the feeling in town that day was just one of precarity. The sky was so

gray. There were these thick clouds that were almost pressing down. And the

mountains - you don't think about mountains moving, right? But looking around, the

geology suddenly didn't feel so static. For days, Sitkans were shoveling debris, cooking

casseroles, keeping vigil with the families of those lost and coordinating shelters for

those evacuated.

UNIDENTIFIED PERSON #1: I can stay with a friend, so my whole house is open.

UNIDENTIFIED PERSON #2: Chartereis (ph) has room.

KWONG: These are locals reading Facebook posts written at the time.

UNIDENTIFIED PERSON #3: My home is very small. But I can offer food, blankets.

UNIDENTIFIED PERSON #4: (Speaking Spanish).

KWONG: Keith Perkins of Sitka wrote this the day the last missing person was

recovered.

KEITH PERKINS: (Reading) The sun set tonight in Sitka. Seven days from a horrific

moment, a day of warm sun, the day Sitkans helped bring out our third friend home to

his family, the day that marks closure, the day that begins a healing process for the

community.

SCOTT: Emily, no matter how much you read or hear about natural disasters in other

communities, nothing prepares you for when it happens to your own community.

KWONG: Absolutely. And I wanted to take you back to this moment so you could

understand everything that happened after because the thing for Lisa, the Sitka Sound

Science Center to do was to get answers. Why did this happen? Why did this rain tip

the scale the way it did? Why Kramer Avenue? And how do you stop a tragedy like this

from ever happening again?

SCOTT: Yeah. I mean, those are huge questions. Who do you call for something like

that?

KWONG: You call scientists.

SCOTT: Of course you do.

KWONG: You know, my boss at the time, news director Rob Woolsey, said the answer

is literally a puzzle, and everyone's holding a different piece. And Lisa dialed everyone

- NASA, the National Forest Service, the National Park Service, the U.S. Geological

Survey.

BUSCH: They responded so quickly. Yes, how can we help? All these scientists said,

yes, we can help you with our expertise.

KWONG: With the goal of creating something Sitka and, really, the United States had

never seen before - a community-based early warning system for landslides. This is the

story of how scientists and locals found common ground to protect a community from

disaster.

Predicting Landslides: After Disaster, Sitka, ... https://www.npr.org/transcripts/1124807416
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I'm Emily Kwong.

SCOTT: I'm Aaron Scott. And you're listening to SHORT WAVE, the daily science

podcast from NPR.

(SOUNDBITE OF MUSIC)

SCOTT: So, Emily, introduce us to Sitka's landslide early warning system.

KWONG: I am going to do you one better, Aaron. It just launched last month, so can I

show it to you?

SCOTT: Yes, please. Website? App? What should I look at?

KWONG: It's a website. It's like a digital dashboard. So take out your phone or your

laptop. Type in sitkalandslide.org. Tell me what you see.

SCOTT: OK. So I'm looking at a clean page. There's a green checkmark that says the

current risk of landslide is low, and the 24-hour forecast is also low. So this is great.

This is reassuring.

KWONG: Mmm hmm. It kind of works like a traffic light system.

SCOTT: Right, right, right.

KWONG: And you saw for yourself it's really simple to look at. But developing a

system that's both science-backed and user-friendly took seven years, a $2.1 million

grant from the National Science Foundation and the involvement of an entire town.

SCOTT: Yeah, and a town that had just gone through a massive tragedy.

KWONG: Yeah. I mean, parents, a year after the landslide, were still calling the school

district when it rained, asking, is it safe to send my kid to school?

SCOTT: Wow.

KWONG: And the superintendent - she was used to determining a snow day based on

road conditions, but she had no frame of reference for when to call a rain day.

SCOTT: So if you're surrounded by these hillsides, how do you know which ones are at

risk of sliding?

KWONG: Yeah, this is the where piece of the puzzle. Where do landslides happen?

I'm going to let Jacyn Schmidt, a local geologist, show us that.

JACYN SCHMIDT: Hey, Emily. Here in the field.

KWONG: Jacyn is the geoscience coordinator at the Sitka Sound Science Center,

heavily involved in this project. I asked her to hike us to the origin point of an old

landslide.

SCHMIDT: A debris flow happened here couple of years ago. And I'm at the head

scarp, so it's the place where it all started.

KWONG: A debris flow - that's the type of landslide we're talking about here.

Predicting Landslides: After Disaster, Sitka, ... https://www.npr.org/transcripts/1124807416
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SCOTT: OK.

KWONG: It happens when you get a lot of water in the system, water that travels down

through gravity and transforms layers of earth into a slurry of mud, water and other

debris, taking on the consistency of wet cement. It can move up to 25 miles per hour,

giving you very little time to get out of the way. It almost looks like the mountain has

liquefied and has turned into a river coming towards you.

SCOTT: And so this is what happened on Kramer Avenue in 2015?

KWONG: It is. And Jacyn says a part of what makes Sikta landslide-prone is that the

land is young. It hasn't had a lot of time to pack together and consolidate.

SCHMIDT: And you can see the layers that are making up the geology of slopes here.

KWONG: If you read the layers, you learn the story of how Sitka came to be. So the top

layer is the Tongass Forest, the pretty stuff.

SCHMIDT: Where there's grasses and mosses and berries. Blueberries are ripe.

KWONG: Underneath that is the volcanic ash, which is called tephra.

SCHMIDT: It's a little bit orange in color. And when I rub it between my fingers, it's

superfine material.

KWONG: And this tephra settled out of the air from blankets of ash spewed up by

Mount Edgecumbe, the local volcano, about 10,000 years ago.

SCHMIDT: Then underneath the tephra, there's some glacial till. It's this gray,

unconsolidated. When you run your hand over the rock, it just falls off.

KWONG: And it's only below all that that you finally reach the bedrock. So the layers

of land - they're just not packed together super tight. It's more like a loose lasagna.

SCOTT: Emily, the fact that she can rub the tephra between her fingers and that the

glacial till, like, breaks off when she just brushes against it with her hand...

KWONG: Yeah, I know.

SCOTT: ...Like, it's scary how unstable that sounds.

KWONG: It is typically very stable, by the way. It's just when it rains.

SCOTT: OK.

KWONG: But the soil - it does contain a clue. There are scars of old landslides all

around Sitka. And geology tells us that new landslides are likely to form in the

footprint of these old landslides, which is telling. So when Sitka's geo task force started

discussing that, the Forest Service, Lisa says, was like, hold on.

BUSCH: Well, we have a landslide inventory that we've been keeping track of for the

last 50 years in the area. Would that be helpful? And we were all like, what?

KWONG: Historical data? Yes.

Predicting Landslides: After Disaster, Sitka, ... https://www.npr.org/transcripts/1124807416

4 of 14 3/18/2023, 8:05 PM

41

Section R, Item 3.



BUSCH: Hello? We didn't even know that they were doing that.

SCOTT: I love it when discovering a database is like discovering hidden treasure.

KWONG: Yes. And that trove of data wound up in the hands of Annette Patton, a post-

doc at the University of Oregon and now lead geologist on this project. So with a sense

of how slopes have failed before, the ridge above Kramer Avenue being one of them,

Annette, along with Josh Roering at the University of Oregon, wanted to know what

amount of rain tips the balance.

SCOTT: So, like, do certain amount of rainfall predictably lead to landslide risk?

KWONG: Something like that, yeah.

ANNETTE PATTON: Like, if it rains really hard for a day, is that what triggers a

landslide? If it rains really hard for an hour? So we didn't know for sure exactly what

timescale of heavy rainfall would trigger a landslide. So that's where we wanted to

start.

KWONG: So Annette combined this landslide inventory that the Forest Service

happened to have with Sitka's rain record - 20 years of data gathered at the airport.

And after a lot of number crunching and statistics, she started to see a pattern. Five of

the most catastrophic landslides in the last decade, ones that blocked roads, destroyed

human life and property - they all saw a certain amount of rain in a three-hour

interval.

SCOTT: Ooh, this is like a rain mystery. So how much? How much rain?

KWONG: It's not an absolute because the model is more designed to calculate

probability. So a high-risk probability warning is triggered around 1.3 inches of rain in

a three-hour interval. Before the Kramer Avenue landslide, 1.7 inches fell between 6

and 9 a.m., so it was like a whole day's worth of rain happened in that three-hour time

period.

SCOTT: That's a hard rain. So what's great about this, though, is that it's taking this

unpredictable thing - rainfall and landslides - and then putting some order on it. And

we can then start to decode what might lead to these disasters, right?

KWONG: That's the question. And the pieces started coming together. We had where.

We had why. Annette built an algorithm that pulled all of that information into one

place. And that's the basis of Sitka's early warning system. The Science Center - they

also installed soil sensors in the three slopes most at risk - Gavan Harbor and

Verstovia - and 10 of these tipping buckets in people's backyards. These are just

designed to measure local rainfall totals.

SCOTT: And so they're building up infrastructure on the ground to gather even more

data in the years to come and kind of move into the future of this.

KWONG: Yeah, it's very Alaskan. You know, if you give people the chance to get

involved, they will get involved. So the Science Center - they consulted the community

as much as possible. Sitka Tribe of Alaska got involved. They contributed traditional

knowledge about landslides and human movement. That's on the dashboard. And to

make sure the warning system actually reaches everyone in town, the Science Center
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decided to map the social networks. Robert Lempert led this part. He's a senior

scientist at the RAND Corporation and did all these co-design workshops.

ROBERT LEMPERT: We ran a game, an exercise where we asked everybody in the

room - and there's about 20 people or so - to fill out a little form and say, whom in the

room would they take shopping for clothes to get good advice on, you know, what to

buy?

SCOTT: I love this, Emily. So the people we trust most are the people we know will

give us honest feedback on what we're wearing.

KWONG: (Laughter). Yeah. And certain names kept coming up again and again. Social

network mapping identified 50 super connectors in Sitka, 50 people who should know

about the landslide early warning system.

LEMPERT: And this idea that you've got individuals who have worked through the

process who now, you know, trust this body of information, trust each other.

KWONG: Basically, any innovation in geo hazard science is meaningless if there aren't

innovations in human preparedness and scientists taking the time to do this work

thoughtfully and people willing to show up for that. This kind of collaboration - it's

only becoming more important, right? I mean, these landslides - they're connected to

climate change. Southeast Alaska is going to see more extreme rainfall.

SCOTT: Yeah. I mean, a lot of places are going to see more rainfall, which raises the

question, are other communities taking note of this project?

KWONG: Yes. Yes, communities who also worry about landslides and other things.

Which is why the Science Center hopes to bring this predictive modeling to six other

rural and tribal communities in southeast Alaska.

SCOTT: Oh, great.

KWONG: The NSF-funded project, which is called Kuti, which is the Tlingit word for

weather, helps to create a regional system for warning people about flooding,

avalanches and landslides. These natural hazards can't be stopped, at least not yet. But

Lisa Busch says people can learn to live with them.

BUSCH: To me, it's heartening to see a community adapt and move on. Yes, we have

to live among landslides. We have to live in a changed world, and that's not easy. But

it's heartening when people do it.

KWONG: Especially, Aaron, I think, at the local level to keep people safe. I can't think

of a better use for science.

SCOTT: Emily, thank you for bringing us this story from Sitka.

KWONG: My pleasure, Aaron.

SCOTT: This episode was produced by Chloee Weiner and edited and fact-checked by

Gabriel Spitzer. The audio engineer was Ko Takasugi-Czernowin.

KWONG: Special thanks to KCAW Sitka, especially Robert Woolsey and Katherine

Rose. And to the following Sitkans - Megan Pasternak, Brooke Schafer, Paul Norwood,
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Keith Perkins and Jason Schmidt (ph). Beth Donovan is our senior director, and Anya

Grundmann is our senior vice president of programming. I'm Emily Kwong.

SCOTT: I'm Aaron Scott. Thanks, as always, for listening to SHORT WAVE from NPR.

(SOUNDBITE OF MUSIC)
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Wednesday, January 19, 1972, 32 years ago, A Clear, Eventful,
EXTREMELY WINDY, Very Cold day with Taku Winds.

Mt. Juneau, 3,576 feet, Juneau, Alaska. The avalanche originated at the top of the
streak of white running down the mountain right of center. Mt. Maria is the foothill
to the right. Picture taken February 4, 2005 by O. Richard Kent.

11:07 A.M. PST (Juneau was on Pacific Time then):

KINY Radio's tower (reported to be 500'  tall)  on the A.J.  Rock Dump
blew over, putting 1 of the only 2 radio stations in town at the time off the
air. Gusts were to some 100 m.p.h.; chill factor -60 degrees below zero.

Mt. Juneau Avalanche on January 19, 1972 https://westjuneau.com/weather/jan_19_1972.htm

1 of 3 4/16/2023, 12:06 PM
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2:15 PM PST (Approximately):

A HUGE Snowslide on Mt. Juneau at the main waterfall-drainage visible
from downtown Juneau on the Last Chance Basin side of the mountain.

Speed of the air blast is estimated at 180 m.p.h.

Downtown  Juneau  including  the  Federal  Building  is  engulfed  in  the
tremendous billowing cloud of snow, snow reaches Douglas Island and
our house. To this date (January 19, 2004) there has not been an avalanche
since in any way equivalent to the 1972 avalanche.

RESULTING IN:

Gold Creek is dammed by the slide and Basin Road along the NW side of
Mt. Maria is buried under the snow.

The Municipal Water System of Juneau is put out of commission for 2
days because of the destruction of the Spring Line where it crosses Gold
Creek and the electric  power lines in Last  Chance Basin that  supplied
power to the well pumps were damaged. A check valve at the 8th Street
Reservoir then malfunctioned because of a block of wood, allowing the
water to drain out of the reservoir. Because of the 40" - 45" of snow in the
front yard of 3270 Nowell Avenue (then numbered 240) there was plenty
of snow to melt for water..the bathtub was filled with snow so it could
melt and be an in-house reservoir.

One of the pictures of the slide as it happened, taken by Juneau resident
Jonathan  "Skip"  Gray  from the  A.J.  Rock  Dump  was  featured  in  the
September 1982 issue of "National Geographic" on pages 292-293 in the
article "Avalanche! Battling the Juggernaut" pages 290-305.

MEANWHILE ON DOUGLAS ISLAND:

Mrs. Marie Kent in the morning was holding a "Sarah Circle" women's
church group meeting at the house and wondering if the large windows in
the  Living  Room  were  going  to  blow  out  from  the  wind.  When  the
avalanche occurred and the snow reached 240, Mrs. Kent did not know
immediately what was happening.

David the author, was in Gastineau Elementary School on 3rd Street in

Mt. Juneau Avalanche on January 19, 1972 https://westjuneau.com/weather/jan_19_1972.htm
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Douglas in the 4th grade classroom of Mrs. Kreuzenstein listening to the
Taku winds whistling through the gaps in the aluminum window frames.
He was totally unaware of what else was going on in town; school was let
out when the water system failed.

AND DOWNTOWN:

Mr. O. Richard (Dick) Kent Contracting Officer for the U.S.D.A. Forest
Service  in  Room 527  on  the  5th  floor  (SE  side  of  building...the  side
opposite Mt. Juneau) of the Federal Building came home at +/- 4:00 P.M.
after the Juneau water system failed and the 8th Street reservoir had run
dry (no water at 240 Nowell by 3:45 P.M.). Earlier in the afternoon Mr.
Kent had come home to tie down the tarps over our 22' Sabre Craft cabin
cruiser boat stored in the front yard, which were being torn off by the
winds.

Copyright January 19, 2004 by David A. Kent

Mt. Juneau Avalanche on January 19, 1972 https://westjuneau.com/weather/jan_19_1972.htm
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From: joe cashen <otoimage@hotmail.com> 
Sent: Friday, May 19, 2023 10:51 AM 
To: Teri Camery <Teri.Camery@juneau.gov> 
Subject: Comment Landslide‐Avalanche‐Assessment to the Planning Commission 

 
To whom it may concern: Please reconsider reclassifying 300 Hermit Street to a SEVERE LANDSLIDE ZONE. I read that 
this new classification will essentially ignore and eliminate the previous assessments/designations of this and 
surrounding properties from a non‐hazard zone to a severe landslide zone. I read that this reclassification will affect our 
property in several ways: Property owners will be unable to secure adequate insurance, Property values will plummet 
(or in the words of one local lender, render our property “worthless”), Resale value will likely plummet as lenders will 
not lend for uninsured properties. 
If this be true, I ask that 300 Hermit remain a non‐hazard zone . I was told that this property is on an off shoot? That is 
how I like to think of it. Thank you for your time. Sincerely, Joseph W. Cashen Owner 300 Hermit St. Unit 4 Westridge 
Condominiums 

 
Sent from Mail for Windows 

 
 
 
 
 
 
 
 
 
 
 
 

1 
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From: Jon Pond <jpgkak@gmail.com>
Sent: Friday, May 19, 2023 11:28 AM
To: PC_Comments
Subject: Planning Commission Avalanche Decision

To the Juneau Planning Commission: 

We, as Westridge Condo and Hemlock St. property owners in the proposed ordinance change of the area from non‐
hazardous to severe avalanche, based on a Canadian study, have some thoughts. 

We have lived in Juneau for 37 years and aver never witnessed any evidencer of dangerous avalanche slides on or near 
our properties.  We have never experienced a major disturbance of rocks, mud or snow beyond Basin Road. Just step 
back and look up and you can see where there is evidence of past major avalanche danger. 

Certainly no one can say there is no chance of an avalancver slide. But neither can they say we are not living in a 
potential major earthquake zone. The town exists on a major fault line that runs down to California. Or, what about the 
possibilities of a major fire from the real potential of dying spruce trees. The fact is we live in an area where therte is 
potential for natural disasters everywhere! Shall we make the whole town a sever avalanche, earthquake, fire and 
tsunami danger zone? 

What we see is we are doing just fine compared to natural disasters in many areas in the lower 48 as well as the rest of 
the world. This has always been comforting. 

The proposed ordinance should be very cautiously reviewed before milliions of dollars of assessed values are considered 
virtually valueless based on a hypothetical study. 

This decision is negative for Juneau and its landowners and should be closely reconsidered. 

Thank you. 

Jon Pond and Gladi Kulp 
Westridge Condo owners 
Hemlock St. home owners  
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From: Andrew Heist <andrew.heist@gmail.com>
Sent: Friday, May 19, 2023 11:33 AM
To: Scott Ciambor
Cc: PC_Comments
Subject: Re: Landslide and Avalanche Assessment: Comments submitted to P.C. before the COW meetings

Please include the below comments in the packet for the May 23 meeting: 

Hello Planning Commission members, 

 My name is Andrew Heist and I am the property owner of the adjacent properties at 310 & 314 Irwin Street. If the 
proposed maps are adopted, the 4‐plex at 310 Irwin St. will go from ‘moderate’ to ‘severe’ risk and the single family 
dwelling at 314 Irwin St. will go from 'no risk' level to ‘severe’ risk. Both buildings are 103 years old and have no records 
or evidence of impact from an avalanche or slide event. 

I am requesting that you delay adoption of these maps until the following has occurred: 

‐ extensive public outreach 

‐ additional research/studies on potential mitigation strategies 

‐ additional analysis of how existing structures mitigate risks outlined in new maps 

‐ extensive research into factors involved in the City of Sitka’s recent adoption of new hazard maps followed by nearly 
immediately rescinding their action. 

‐ extensive research on the real‐world consequences the new classifications will have on Juneau property owners’ ability 
to borrow, buy, sell, develop, and insure their affected properties. 

‐ clearly outline and communicate to the public the restrictions/ramifications these classifications will have on affected 
properties. 

I know that assembly members are aware that this is a very complicated issue with huge potential consequences (many 
of which are not known), and I’ll try to be brief in my comments and close with how the proposed changes will directly 
affect me. 

The work of TetraTech was going on without much public awareness until the proposed maps were published, showing 
some 220 additional properties now included in hazard areas. This resulted in very justifiable concern from many 
affected residents. Through several meetings and information sessions, one large takeaway agreed upon by all parties 
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was that a great deal of public outreach was necessary before moving ahead with anything. After the initial flurry of 
activity, possibly due to the depth and complexity of the issue, it seemed to be stalled in committee without much public 
outreach, or anything else, happening. 

  

In September 2022, a slide occurred on Gastineau Ave resulting in severe damage to several properties. This event 
seemed to jump‐start the process to adopt the maps despite the fact that little additional work, research, or public 
involvement had occurred. 

  

The Gastineau slide was very unfortunate, and thankfully no individuals were injured. This slide would have occurred 
whether or not the maps had been adopted and the maps would not have prevented any of the damage. While it’s 
understandable that this brings the issue back to the fore, rushing ahead to adopt these maps despite the fact that very 
little additional work, study, research, and outreach has occurred feels extremely reactionary, and that is not at all a 
sound methodology for effective policy making. There is so much more work to be done before this decision can be 
responsibly enacted— please do not let the Gastineau slide push you to rush this monumental decision that will hugely 
affect some 220 property owners. 

  

Please complete the following additional work before coming to a decision: 

  

‐ Communicate with your peers in Sitka to see how their new maps affected property owners. Talk to members of the 
Real Estate, Banking, and Insurance communities to learn how the maps affected them. Research why the maps were 
quickly rescinded. And ‐most importantly‐ proactively share this information with your constituents. With such a recent 
and nearby event and subsequent map and policy change in Sitka, that was rather quickly undone, CBJ should be 
learning everything they can from that and sharing it with the public here in Juneau. 

  

‐ Embark on further studies to assess risk mitigation strategies. How and where are they possible? 

  

‐ Do further study on how existing structures affect or mitigate risk of other structures. My 4‐plex sits directly below a 
massive condominium complex. There is no consideration given to this massive barrier when my property is assigned a 
new risk level. A decision with these important impacts on property owners needs to be fully researched before 
enacting. 

  

‐ Communicate to the public about your plans to re‐map other areas of Juneau. This project only covers a small section 
of Juneau and has huge potential negative impacts for affected property owners. There are areas of Juneau that have 
topography much more similar than downtown is to where the massive Haines slide occurred, yet they are not changing 
risk levels. Is this a fair way to make policy? 
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‐ Do extensive research with lenders, insurers, real estate agents and developers to learn the actual consequences these 
new maps will have on property owners. This must be done prior to the adoption of new maps to avoid potential serious 
implications for many peoples’ most valuable and substantial investment. 

  

In closing I’d like to share how these proposed changes will affect me and my specific situation. 

  

After several seasons working at Allen Marine Tours and saving up barely enough for a down payment, I purchased my 
first home in 2008. It is the big yellow 1920 4‐plex at 310 Irwin St. I lived in it for eight years and unlike many other 
Juneau landlords, I devised a business plan that I could be proud of. I would work hard to keep up with all necessary 
maintenance, while working on a long range plan to upgrade the aging plumbing and heating systems. I would keep 
rents more reasonable than most, opting for longer term residents who would be part of the community of our 
neighborhood. I would make the apartments great places to live, keep the building in excellent condition and when the 
time came to sell the property, I would have a very valuable asset. 

  

While the exact consequences of these new maps are not yet known, they will dramatically alter this plan. The 
uncertainty around buying, selling, borrowing and insurance brought up by these changes mean that my most 
significant, important investment, and the keystone to my lifelong business plan may not actually be a valuable 
investment at all. Now, instead of looking ahead to the day my investment bears fruit when I sell it, I am inclined to shift 
gears into the much more common mindset of: invest as little as possible in the property while reaping the maximum 
profit. Make the money now, and it doesn’t matter if the deferred maintenance and poor upkeep result in a lower sale 
price. In my case, though I have resisted it at all costs, I am inclined to convert my four 2‐bedroom apartments to short 
term vacation rentals to maximize profit. I have loved being a part of the community by providing nice, affordable, 
stable rentals for a very long list of fantastic Juneau community members. If these maps move forward as proposed, 
with none of the additional work and research needed to make this decision responsibly, that’s the decision I will be 
forced to make to protect my most important investment. 

  

Both of my affected properties are in D‐18 multi family areas. With the restrictions on increasing density in hazard areas, 
these new classifications nullify this valuable zoning classification. I have plans to add a rear dormer on the 4‐plex to add 
two additional 1‐bedroom apartments as well as expanding the neighboring single family home to a 3‐bedroom, 2‐
bathroom home with an attached accessory apartment. If these maps go forward, those plans become impossible. Does 
CBJ plan to compensate property owners for these extremely substantial changes to their properties’ potential? 

  

It’s worth noting again that both of these properties have been standing for 103 years and neither have been affected by 
any slide or avalanche damage. An event of the magnitude needed to destroy the gigantic condominium complex above 
my properties and hit mine would be a 500 or 1,000 year event. Is this the scope of planning the assembly is 
undertaking? 

  

Please— do a great deal more work, learning, research, strategizing and communicating with the public before making 
this decision that will potentially decimate the small business I have built from the ground up here in my beloved Juneau 
and hugely impact hundreds of other members of our community. 
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Respectfully, 

  

Andrew Heist 
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May 19, 2023 

Subject:  Proposed Avalanche and Landslide Ordinance 

Dear Commissioner Cole and Members of the Planning Commission, 

I ask you to not approve the proposed avalanche and landslide ordinance for 
consideration by the Assembly.  At least, I ask you to consider these points. This is an 
outline of my comments.  

My interest in this ordinance ....................................................................................................... 2 

Documents cited in these Comments ........................................................................................... 2 

1. The Tetra Tech maps are not supposed to be used for site-specific decisions, but they are
being used for site-specific decisions. .......................................................................................... 3 

2. The option of changing the map boundaries in the proposed ordinance by obtaining a
site specific engineering study is likely illusory. ......................................................................... 4 

A.  The cost is likely prohibitive. ............................................................................................. 4 

B. It would be difficult, if not impossible, to find an engineer.............................................. 5 

C. Tetra Tech is conflicted out as may be other local engineering firms. ........................... 6 

D.  The basis for changing the maps is unclear and may be impossible to meet. ............... 6 

3. What happened to the provisions of the Assembly’s Comprehensive Plan to promote
and preserve rental units within the compact downtown? ....................................................... 7 

4. What happens in Sitka does not have to stay in Sitka. .......................................................... 9 

A. Adoption and then repeal of landslide hazard maps as regulating development. ......... 9 

B. Landslide warning system. .................................................................................................. 9 

Conclusion .....................................................................................................................................11  
Add: ................................................................................................................................................11 

C. The treefall event on Gastineau Avenue in September 2022 does not support denial of
this conditional use permit. ............................................................. ............................................15 

D.  The conditions hinted at by CDD are not reasonable. ......................................................17 

. 
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My interest in this ordinance 

To begin with, I do not a direct financial interest in this subject.  My house at 212 West 
9th Street is not currently in a severe or moderate avalanche area. My house is not in a 
severe landslide area.  And it will not be in any of those areas if the maps are adopted.   
 
I have several interests.   First, I have lived in downtown Juneau since 1978.  I grew up in 
a walkable neighborhood in Brooklyn, New York.  My husband, David Ottoson, and I 
own a downtown business.  I have an interest in a healthy core downtown, which 
includes a mix of residential and commercial properties.   
 
Second, I am an attorney and recently represented The Glory Hall in its ultimately 
successful effort to get a building permit to convert the prior Downtown Shelter, which 
housed about 50 people a night, into seven affordable apartments.  Through that process, 
which took over a year, I learned a lot about the current landslide and avalanche 
ordinance [CBJ 49.70.300] and the approach of Community Development Department 
[CDD] to these types of decisions.  I am not representing anyone but myself in this 
matter. 
 
Finally, I have an interest in my fellow citizens being treated honestly and fairly by our 
local government.   While I do not think this is the intent of the ordinance, what 
particularly concerns me about the proposed ordinance is that it seems to say one thing 
but do another. It tells landowners it is not prohibiting development in the designated 
areas – all they have to do is get a site specific study by an engineer to change the 
boundaries of the avalanche or landside area – but based on what I know it will be almost 
impossible to get such a study.    
 
In reviewing prior comments submitted to the Planning Commission, I found the 
comments of Andrew Heist very relevant and substantive.  I had never met Mr. Heist but 
was familiar with the property.  He well described his investment into housing in Juneau 
and tells the possible effects of this ordinance.  I am submitting his prior comments with 
these comments.  
 

Documents primarily cited in these Comments  

City Manager Rorie Watt to Deputy Mayor Gladziszewski and Assembly Committee of 
the Whole (November 3, 2022), (hereinafter City Manager Rorie Watt Memo) 
 
Downtown Juneau Landslide and Avalanche Hazard Assessment by Tetra Tech Canada, 
Inc., Presented to CBJ, April 27, 2002 (Issued for Use), hereinafter Tetra Tech 
Assessment.  
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1.  The Tetra Tech maps are not supposed to be used for site-specific decisions, but they are 
being used for site-specific decisions.  

  City Manager Rorie Watt began this process by stating that that “from a municipal 

policy perspective, hazard mapping is very complicated.”1 And he states: ”This is made 

more complicated by disclaimers in the [Tetra Tech] study that the maps are not to be 

used for site specific decisions.” 2   I believe this is the same point made by Tetra Tech 

itself, “The hazard designations assigned do not account for current or future positioning 

of infrastructure or people, as this is considered risk mapping, which is beyond  the scope 

of this study.  Similarly, analysis of magnitude/frequency runout, and risk assessment are 

not part of this study.”3   

 But the Tetra Tech maps are clearly being used for site specific decisions in 

avalanche and landside areas. If a property is in a severe landslide area as shown on the 

Tetra Tech maps,  “no development, which is within a severe landslide area[,] shall 

increase the density of the lot or increase the occupancy of the building.”4  If a property is 

in a severe landslide area as shown on the Tetra Tech maps, the only way that the 

property owner can develop the property is by obtaining a site specific study by a civil 

engineer that “clearly establish[es] that  the map boundaries are inaccurate and the 

proposed development is outside a severe landslide area.”5 The Tetra Tech maps are 

being used for site specific decisions, without Tetra Tech having performed an analysis of 

the risks of a landslide specific to that site.   

 
1 City Manager Rorie Watt Memo at pg. 1.   
2 City Manager Rorie Watt Memo at pg.2.   
3 Tetra Tech Assessment at pg.10.   
4 Proposed CBJ CBJ 49.70.300(c)(2). The rest of the proposed ordinance states:   “provided, that a single-
family dwelling may be constructed on a vacant lot.  Accessory dwelling units are not permissible on lots 
located in a severe landslide area.”  
5 Proposed CBJ 49.30.300(5).   
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 City Manager Watt states that CBJ is not choosing to prohibit development in 

property mapped as “severe landslide” on the Tetra Tech maps.   City Manager Watt 

states that the ordinance represents a middle ground between prohibiting all development 

in property mapped by Tetra Tech in a severe landslide area and allowing all 

development:  “Because landslide mapping can never be perfect, and if development is to 

be restricted, I recommend that the code should continue to allow property owners an 

avenue to change map boundaries.” 6 So it is critical whether the proposed ordinance 

really does allow property owners an avenue to change map boundaries or whether that 

option is illusory.  

2.  The option of changing the map boundaries in the proposed ordinance by obtaining a 
site specific engineering study is likely illusory.  

 A.  The cost is likely prohibitive.  City Manager Watt explained why the City 

was not providing maps that could be used for site specific decisions, “At a high cost, the 

consultant has indicated that additional site specific analysis could cost between $250K 

and $1M per hazard path.”7  But the cost to individual landowners would, in many if not 

almost all  cases, would also be prohibitive.  City Manager Watt notes at page 4 of his 

memo:   

Private Updating of Hazard Maps:  

  Given the nature of our hazard maps (a broad overview, not property specific) it 
makes sense to allow applicants and property owners a process to update 
mapping.  In theory this sounds reasonable, but in practice it is actually quite 
challenging for several reasons.  First, private applicants don’t have large 
financial resources that will likely result in more detail than CBJ’s FEMA funded 
mapping effort.  Second, private engineers and geologists who have expertise in 
in hazard zones have little to gain by participating in individual site selections on 
reduced budgets.  The liability is simply too great and the applicant’s ability to 

 
6 City Manager Rorie Watt Memo at pg. 2.  
7 City Manager Rorie Watt Memo at pg. 2.  
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pay for a detailed analysis is very limited.  Private engineers with economic 
resources to protect are going to be naturally conservative.  

  

 So this ordinance represents a policy of shifting the cost of providing site specific maps 

from the City to the individual landowners -- for any property owner who wants to 

develop property in the downtown core area that is mapped as a severe landside area by 

the Tetra Tech global maps.  

 The record has no information on the cost of such studies. It should, if that is the 

policy adopted by the City. I don’t have personal knowledge of this but an estimate I 

heard was that an engineering study for a fairly simply site to meet the ordinance would 

cost $50,000.   But CDD may implement the ordinance to require far more of a property 

owner. With respect to The Glory Hall Project, CDD stated that if TGH obtained an 

engineering study, the study would have to include an analysis of whether the City’s 

Gastineau Reconstruction Project affected The Glory Hall Building.8  This was a City 

Project undertaken, I believe, to strengthen the hillside.  And CDD wanted a private 

landowner to find, and pay, an engineer who would analyze the multi-million dollar 

project of the City to determine if the City project adversely affected The Glory Hall 

Building.  Conditions like that would shoot the cost of an engineering study sky high.   

 B. It would be difficult, if not impossible, to find an engineer.  

 City Manager Watt’s comments imply that.  And comments submitted by Ke Mell, 

an landowner on Basin Road, describes how she finally found an engineer who was not 

 
8 Email from CBJ Attorney to the undersigned (Date)  
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conflicted out but that engineer was unwilling to analyze her property because the 

ordinance had no standards and there were no applicable professional codes.9   

 C. Tetra Tech is conflicted out as may be other local engineering firms.   

 Tetra Tech is the firm that has the expertise to perform site-specific studies.  The 

City does not want to pay Tetra Tech to do site-specific studies.  But the City is the prior 

client of Tetra Tech.  Tetra Tech cannot do anything unless the City allows Tetra Tech to 

do that work.  The Glory Hall tried to retain Tetra Tech to do a site specific study and it 

was considering it but CBJ would not state that Tetra Tech could do the work.  And Ke 

Mell’s comments state that other local firms may also view themselves as conflicted out 

because of their involvement with the Tetra Tech map process. 

 D.  The basis for changing the maps is unclear and may be impossible to meet.  

  The proposed ordinance that if, and only if, in the opinion of the Director of 

Engineering & Public Words, “the studies clearly establish that the map boundaries are 

inaccurate and the proposed development is outside a severe landslide area, the 

department shall proceed accordingly.”  But the map boundaries are based solely on the 

features of the land, not based on any features of the proposed development or any 

structures that exist on the land.  So it is possible that CDD could state that the map 

boundaries are accurate and the development is not outside a severe landslide area. .   

 It is not clear the relation between proposed CBJ 49.30.300(c)(5) and CBJ 

49.30.300(c)(4), which states that the “commission may require mitigating measures 

certified as effective by a civil engineer licensed in the State of Alaska for development 

 
9 Comments by Ke Mell, submitted to Planning Commission (April 27, 2023).  
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in severe landslide areas.”   It seems that the applicant must meet the requirements of 

CBJ 49.30.300(c)(5) to develop. 10 But under (c)(4), certified as effective to what 

standard of risk?  The engineer located by Ke Mell ultimate said he could not perform the 

analysis of her property because the professional liability “on account of the lack of 

quanification of risk or professional standards to guide work – was so great that he and 

his firm could not become involved.”11 

 It seems as if the landowners in the affected areas may be getting the worst of both 

worlds.  On paper, they can seek a change in the maps and knock themselves out trying to 

get one. But it may be impossible to get an engineer, it will definitely be expense, and 

CDD may not accept that an engineering study “clearly” establishes that the map 

boundaries are inaccurate.  

3.  What happened to the provisions of the Assembly’s Comprehensive Plan to promote 
and preserve rental units within the compact downtown?   

 The Comprehensive Plan adopted by the Assembly “contains the policies that 

guide and direct public and private land use activities in the City and Borough.”12  The 

Plan identifies the loss of housing as a problem and in particular the loss of rental housing 

and in particular the loss of rental housing for full-time Juneau residents due to employers 

purchasing buildings and using them to house summer employees, the conversion of 

rental units to condominiums, owners leaving property and allowing property to 

deteriorate.13 The situation is particularly dire for downtown rental housing:  “The loss of 

 
10 If CBJ 49.30.300(c)(4) is a separate way to obtain a conditional use permit, that should be clarified.  
11 Ke Mell’s Comments (April 27, 2023). 
12 CBJ 49.05.200.  The Comprehensive Plan I available on the CDD website: GET CITE 
https://juneau.org/community-development/pans-studies.  It is technically the 2013 Comprehensive Plan 
Update.  
13 Juneau Comprehensive Plan at pg. 31.  
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safe and habitable rental units within the compact downtown due to owner disinterest is 

damaging to the community’s housing stock and contributes to the housing crisis as well 

as to the blight of downtown Juneau.”14 

 In furtherance of this goal, before the last five years, CDD approved development 

of downtown rental properties including Channel View Apartments, Strasbaugh 

Apartments, and some rental units over stores on South Franklin.  All of these increased 

density in the downtown area and that was a good thing because increasing density means 

increasing housing.   

 Under CDD’s recent interpretation of the current ordinance (CBJ 49.30.300) none 

of these would have been built because the current ordinance states that projects may not 

increase density in a severe avalanche area and CDD, at some point, started interpreting 

the current ordinance to prevent developments that increase density in a severe avalanche 

area or a severe landslide area.   

 Under the proposed ordinance, I ask you to determine whether any of these 

projects would have occurred, projects that were approved to further the goals of the 

Comprehensive Plan to address the housing crisis in Juneau.   

 This proposed ordinance will worsen the rental situation in the compact downtown 

and therefore throughout Juneau.  CBJ should evaluate this impact before adopting this 

ordinance.    

 
14 Juneau Comprehensive Plan at pg.31.  
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4. What happens in Sitka does not have to stay in Sitka.   

 Sitka had a landslide that claimed three lives on August 18, 2015.15 It responded to 

that event in two ways that we may be able to learn from.  

 A. Adoption and then repeal of landslide hazard maps as regulating development.    

 Sitka adopted, and then repealed, an ordinance establishing moderate and high risk 

zones.  Although not exactly the same as our current and proposed ordinance, the Sitka 

repealed ordinance seems similar in key respects. Prior to development, a property owner 

had to submit a geotechnical evaluation by an engineer  showing that the property was 

not subject to a moderate or high risk from landslide or other significant soil movement.16  

The ordinance was repealed in its entirety in 2021 because it appeared that the maps were 

interfering with established homeowners getting insurance and getting financing to sell 

their homes.17 

 B. Landslide warning system.  

 The Sitka Science Sound Research Center developed a Landslide Warning 

System.  At “sitkalandslide.org,” the website lists the risk of landslide in a three day 

forecast as high, medium or low.  As I write this, it is “low” for the next three days.  This 

 
15 https://www.kcaw.org/2021/08/13/assembly-removes-landslide-zone-section-from-
city-code/ 
 
16 Sitka General Code (SGC) Chapter 20.01 entitled “Landslide Area Management,” which was enacted 
with Ordinance 2017-14.  It was repealed in its entirety by Ordinance No 2021-23 on August 10, 2021, 
“An Ordinance of the City and Borough of Sitka Amending Title 20 “Environmentally Critical Areas” of 
the Sitka General Code by Repealing Chapter 20.01 “Landslide Area Management.”  The repealed 
ordinance did have a provision for a “waiver of geotechnical evaluation.”  Repealed SGC 20.01.040. 
17 https://www.kcaw.org/2021/08/13/assembly-removes-landslide-zone-section-from-
city-code/ 
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piece on Short Wave by a former Sitka resident nicely describes the process of its 

development.18   Short Wave is an NPR radio and online science program with longer 

segments.  

 As I understand it, the key finding was that, based on historical records, the 

researchers determined that the risk of landslides could be predicted, to a reasonable level 

of certainty, by rainfall and that three hours of rainfall at a certain level was a 

scientifically valid indicator of landslide risk.  This is a layperson’s understanding.   

 It seems like this should at least be considered in Juneau.  The only comment on 

this approach that I have found was in Manager Watt’s memo:  “Peak hour rainfall 

monitoring may be a better landslide risk indicator  (but is unlikely to be a flawless 

metric).19  Nothing is likely to be a “flawless metric.”  The question is whether it is a 

metric according to reasonable (scientifically valid) risk criteria.  Tetra Tech describes a 

number of landslide events preceded by substantial rainfall.  For example,   

• On December 2, 2020, “Juneau experienced a severe winter storm, with record 

rainfall of 6.54 in. in 48 hours and winds gusting up to 60 mph.” [Tetra Tech 

Assessment at pg. 13]   

• Another event  at the same location (the location of the AWARE Shelter) “is 

understood to have taken place on October 19 and 20,1998,when the AWARE 

Shelter was flooded with muddy water, “due to the landslides resulting from 

record rainfall.” [Tetra Tech Assessment at pg. 13]   

 
18 Predicting Landslides:  After Disaster, Alaska Town Turns to Science (Oct. 3, 2022)  
https://www.npr.org/2022/09/23/1124807416/predicting-landslides-after-disaster-alaska-town-turns-to-
science. One of the authors was a former Sitka resident.   
19 City Manager Rorie Watt Memo at pg. 2.   
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• On October 6, 2019,”heavy rainfall resulted in flooding and landslides in several 

parts of Juneau.” [Tetra Tech Assessment at pg. 14[ 

• On November 22, 1936 heavy rainfall again triggered a debris slide that caused 15 

deaths in a residential area. [Tetra Tech Assessment at pg. 17]    

I do not know if this could be done in Juneau but rather than undermining the home 

values and investment of over 200 properties in Juneau, this approach should be 

considered.   

 Thank you for your time on effort on this and everything – big and small – that 

comes before you.  I know every single issue is important to the people involved. 

       Regards,  

 
       Mary Alice McKeen 
       212 West 9th Street 
       Juneau, Alaska 99801 
       907-957-6170 
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