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To:  Mr. Scott Ciambor,        November 16, 2021  
Chief Housing Officer 
City and Borough of Juneau 

 
From:  Steven Soenksen, Manager 

Gastineau Lodge Apartments, LLC 
 
RE:  Affordable Housing Fund Application 
 Response to review questions 
 
We have received the follow-up questions from you and the review committee.   These 
are very good questions and important considerations to clarify, and we welcome this 
opportunity.   
 
Please consider the following as our response. If additional questions or clarification are 
needed, we are ready to answer it promptly. 

Gastineau Lodge Apartments  

1.  •   What is the funding request at this time? $700,000 or $1.3 million? 
(eligible for loan) 
 
 Yes, The funding request is for $700,000 at this time.  We are “shovel 
ready” to begin several tasks of the project simultaneously, including site 
preparation as soon as weather permits in spring. 
   
This loan would provide and generate significant capital investment in project 
cost of development and delivery.  This investment by the city will help us 
attract additional investment in the private sector by showing that CBJ 
materially supports the project.  Downtown buildings present special challenges 
to construct, additional construction costs and risk, due to the Hazard Zone 
Designation. 
 
Available funding, to date, will not cover these pre-development costs and intial 
expenses. 
 
For more information, see Appendix G in our original application for Tasks and 
Timeline.  This funding at $700,000 would immediately fund the development 
project to include:  Finalize location survey, Preliminary Site plan approvals, 
Final Design, Development and Pricing, Project documentation, and final 
construction documents as CBJ required permitting continues throughout.   
 
Please see timeline for additional tasks and status as we progress 3,6,9, months 
after CBJ funding.  The highlighted area in green indicates activities and tasks to 
be partially funded with CBJ AHF Funding.  
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Additional Capital may be required.  Yes.  Construction Activities, post-covid 
have uncertain costs and availability of materials.  Wide fluctuations have been 
seen in the past several years.  The completion of design development phase 
will clarify building delivery systems and therefore the amount of funds needed.  

 
After this pre-construction phase, we would need to show an additional 
$1,000,000.  These funds would be used as a line-of-credit for lender required 
initial operating deficit deposit and 4% working capital fund.  
 
When this work has been completed, the long term mortgage note would kick in 
and pay off the pre-development costs. Then the building general contractor 
would take the site and construct the building.   

 
Note: The long-term mortgage lender does not allow subordinated debt to their 
loan.  Therefore any CBJ-AHF funds on loan to the project will be paid back 
within the first year or 2 of project development.  

 
Without the CBJ funding from the Affordable Housing Fund, this project will not 
proceed due to funding capital and other barriers (Hazard Zone, high cost of 
development, and more) to building in downtown Juneau and on this site.  
 

 
2.  •            Is there interest in a longer period of affordability? 10 years is noted 
in the application. 
 
 Yes, we would consider longer term affordability or partnership 
arrangements   
 
We are open to consider solutions for long term affordability 
 
During our feasibility studies and In an effort to raise local investment capital, 
we reached out to local affordable housing providers and other private sector 
investors.  We wanted to see if they were interested in partnering to develop a 
mixed-occupancy project that would include set aside units for affordable goals, 
in the same building as market rate workforce housing.  
 
Such project models do meet a broader market need and additional housing 
options through mixed income and occupancy.  We believe this concept is closer 
to solving diverse community needs and promotes long-term market stability 
and sustainability.  This building could be a great way to blend affordable and 
workforce housing solutions through mixed occupancy and an expanded 
housing market capacity and availability. 
 
Our potential partners liked the design and building concept.  However, after 
noting the many barriers and increased cost to downtown development, they 
had reached a similar conclusion.  “We cannot invest in developing multi-family, 
high density housing in a hazard zone.  All of downtown is a Hazard Zone”.  
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Although under current rules, this is more perception than Code, the effect is 
the same: no capital investment in the capitol city downtown in over 40 years. 
 
Under the current proposed map, it does classify all of downtown as some level 
of defined “Hazard” (Low, medium, high, and severe), Adopting the new map 
will effectively extinguish any investment in downtown Juneau, the capitol 
City of Alaska.  For a vital and healthy capitol city, we will need to find a new 
location for a new downtown that is not in a Designated Hazard Zone. 
 
Or, 
 
We need to change the narrative and focus on mitigation, not just a designation 
and adopting new and more damaging maps.   
 
Let us focus on mitigation, then there is no need for the “Hazard Zone” 
designations that cover private property.  The FEMA study identified Hazards, 
potentially affecting downtown Juneau but all of those originate on CBJ 
property, or former Mining properties. 
 
See Question 5 for more detail on this topic.  Availability and affordability of 
multi-family housing is directly tied to the current code and related rules 
designation. 
 
3.  •            Underwriting letter of interest is from 2018; still eligible? Lots has 
changed in underwriting world in 3 years, post-covid. 
 
Yes, Eligible and a preferred project.  (see attached).  We have been in regular 
conversations with the lender and Underwriter over the past several years 
trying to close the funding gap.   Today we can include an updated application 
letter.   
 
4.  •            Conditional use permit; pre-application meeting details are from 
2018.  Would developer be interested in coming back with permitting, 
updated drawings to have clarity on project – for example # of units, 
maximum density, etc. 
 
 No, at our stage of development, we utilized an integrated and “whole 
building design approach” through project planning and Concept Development.   
To move forward with the project, we need to work multiple tasks 
simultaneously through project and Design Development with CBJ-AHF available 
funding, (See Timeline Appendix G).  It’s not practical or even possible to do one 
step of this at a time.  We propose 1-2 years from today, to deliver the project. 
 
Our building program and details will be verified through the process, but 
should not change much through the process, and concept development has 
been extensively planned out.  
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We will have 78 Workforce efficiency and one-bedroom apartment units to rent 
out and a managers unit.  The building site, shape, scale, and external and 
interior features will not change.   
 
5.  •            Moderate hazard map designation; will FHA loan on projects in these 
areas? 
 
 YES, we believe so, but no one has worked a project through the 
process in Juneau to completion.  No one, (local or agency), has funded any 
projects in downtown for over 40 years.  That’s why we, as a city, haven’t been 
able to keep up with replacement of buildings that have gone out of service in 
that time frame. (more than 300+ units downtown) 
 
HAZARD ZONE 
New Public Policy needed.  CBJ Hazard Zone designation and “updated” maps 
that show any part of platted downtown Juneau properties is still vague and 
ambiguous, and full of uncertainty.  It shows “potential landslide areas” through  
possibility, speculation, and mapping of “potential downhill flow areas” covering 
all of the base of Mount Roberts.   
 
Yet, in fact, only localized hazards present any potential risk.  Two locations are 
known.  Both are the result of man-made interventions in the hillside, not 
natural geography, geology, and landforms. 
 
The current code sets up the vast uncertainty and risk scenario where no one 
can or will invest local and possibly agency sources of funding.  As proof, no one 
has invested in any potential multi-family housing solutions downtown in over 
40 years.  
 
We have seen that locations and availability of housing effects transportation 
and parking issues dramatically.  Public policy needs to recognize these facts 
too. 

 
Therefore, It is in the cities best interests for address mitigation of the 
“potential Hazard”.   Identify and mitigate potential landslide Hazards in areas 
adjacent to downtown Juneau.  As the city, it is the only entity eligible for 
FEMA and other federal grants to do mitigation.  With that effort in place, the 
current mapping may be used to identify a special engineering district for 
specific site conditions.  But hazard zone designation, “possible landslide 
throughout large areas” and colors are not appropriate. 
 
The community development process and permitting in certain areas may stay 
the same, or be simplified.  But the map overlay designation of Hazard Zone 
would no longer be appropriate as the city has “taken steps to mitigate known 
and identified Hazards”. 
 
The city inherited a continuously clear-cut mountainside that dates back to the 
initial settlement of the community.  It also inherited a hillside with the base 
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covered, (ballasted) in rock and tailings from major mining activities uphill.  This 
“asset” has for years, and will continue to serve, to stabilize the base of Mount 
Roberts geology.    
 
All this mining and logging activity is documented through historical photos and 
records of Juneau.   
 
Its not as “hazardous or unstable” as the current vague and incomplete code 
and mapping designation implies.  With appropriate mitigation strategies, a 
much better promise and possibility for the Capital City of Alaska emerges. 
 
Mitigation, according to the consultant Tetra Tech, is: 

1. Removing hazard trees, and  
2. Making sure drainage channels are not clogged.   

 
These are not expensive or complex activities.  
 
CBJ typically does this, (or AEL&P) on an annual basis in other parts of 
the borough.  This city-owned land needs to be addressed as well. 

 
Mitigation addresses the Hazard, which is appropriate public policy, therefore 
there is public funding available.  This is especially true since the CBJ can access 
federal funds to cover most and possibly all of the mitigation effort.   
 
CBJ can and should remove platted properties from the Hazard zone maps, as 
Mitigation measures will be in place, or underway and will reduce the likelihood 
and potential of a damaging mass wasting event. 
 

 
6.  •            Application shows an equity financing gap of between $2-$4 million; 
what are the targets to close gap; additional equity financing or partnerships? 
Would there be an additional funding request to CBJ? 
  
Our current project sizing letter shows a capital requirement of $2,079,539.  
Less $700,000 from CBJ leaves a gap of $1,379, 539.  We could raise and had 
planned for $450,000 in additional equity to invest in this phase of project and 
site development.   
 
Previously we stated that there would be a later $1,000,000 set aside for 
working capital fund and initial operating deficit needed later. We will seek 
additional funding opportunities or possibly raise additional investment equity 
for this line item.   
 
The CBJ AHF initial loan money with these items together appears to close the 
funding gap needed to launch this project. 
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7.  •             Would developer be interested in smaller predevelopment 
loan/grant to answer some of these questions; figure out the next piece 
of the puzzle? 
 
 
No, The puzzle is figured out, The pieces are well known by our all local 
team. We have spent years (worth of hours) and many thousands of 
dollars of our own investment in figuring it out how to deliver a true 
housing solution as indicated in conformance with the Housing Action 
Plan, as affordably as possible.   This project makes a significant 
contribution to Downtown Housing Solutions.  It is a shovel ready project 
as soon as final approvals are complete. 
 
It just needs completing final documentation, approvals, and to 
commence pre-construction activities. ( See timeline in Appendix G)  
 
We need to move forward with multiple tasks simultaneously with 
available funding, to meet the overall Budget and Timeline. 
  
While a building of this scale and complexity will be completed a piece at 
a time, modern construction requires many things to happen 
simultaneously.  When funding is fully available, we need to deliver it as 
quickly as possible.  We are very capable of accomplishing this. 
 
8.  •              Will applicant use the downtown tax abatement program? 
  
 Yes, This program will support a reduced operating expense 
budget for property taxes for the first 12 years of operations.  In our case, 
it represents approximately 24% of our annual operating expenses in 
abatement.  This significantly helps keep rents lower for a longer period 
of housing unit delivery by abating possible $1,500,000 in operating 
expenses. ($125,000 x 12 years =) 

 
We appreciate this opportunity to provide additional information and expand on the 
barriers, financial and jurisdictional, facing this project.  With CBJ support, we can begin 
immediately, utilizing local resources and talent, to successfully deliver this project.   
 
Please let us know if you would like additional information 
 
Sincerely, 
 
Steven Soenksen, Manager 
Gastineau Lodge Apartments, LLC 
907-209-0709 
















































































































































