
City and Borough of Juneau
City & Borough Manager’s Office

155 South Seward Street
Juneau, Alaska 99801

Telephone: 586-5240| Facsimile: 586-5385

TO: Deputy Mayor Gladziszewski and Assembly COW February 26, 2020 

FROM: Rorie Watt, City Manager  

RE: Archipelago Development….Parking Variance….Parking Code

On February 18th, we received the attached letter from Mr. Kuhar of the Morris group regarding their 
rejected request for a parking variance. As noted in the letter, the applicant has stated that they do not 
intend to appeal the decision.

By considering this issue before the 20 day appeal period is over, if the applicant reverses course and
appeals, and the Assembly takes up the issue now, the Assembly likely may not be able to hear an 
appeal at a later date. As a practical matter, the applicant greatly desires that the Assembly take the 
parking code up as a possible code amendment. In their letter, they note that the timing of appeals is 
not at all favorable or helpful. Moreover, there is little to no sense that the Commission ruled improperly.
The applicant, staff and the Commission recognize that CBJ code likely needs adjustment.

The fundamental question that the Assembly is being asked to consider is whether or not the parking 
requirements are appropriate and equitable. If the Assembly desires to change those requirements, then 
in accordance with 49.10.170 (d), the Planning Commission must advise the Assembly.

Parking issues are never easy - parking is land intensive and usually costly. In considering parking
policy, the following issues have to be weighed: 

A. Appropriate requirements for new development.

Over time, Assemblies have found that lesser parking requirements are necessary and 
appropriate for downtown developments. The attached PD-1 and PD-2 Parking Districts 
are zoning overlays that allow for 60% and 30% parking reduction (as compared to the 
borough wide requirements) because the desired model of development downtown was 
determined to be different than that of a residential neighborhood, or a commercial 
shopping retailer (examples include Mendenhall Valley neighborhoods, or grocery 
stores).

Even with these overlay reductions in place, at a later date the Assembly still found in 
2006 that downtown development was still too difficult and authorized the Fee-In-Lieu 
District overlay. The FIL allows a developer to pay cash as an alternate to providing 
parking. When the Assembly adopted this code section, they did so partly because 
developers could not realistically develop without creative “solutions” like the shuttles to 
the rock dump that Mr. Kuhar mentions.

Even with both of these parking relaxations, there has been limited new development 
over the past 20 years.

B. Lack of historical requirements.

Numerous properties were developed without parking. The existing City Hall and the 
Front Street businesses are good examples. Both City Hall and Front Street rely upon 

T49 8.19.2020     G2



2 

public on-street parking, and public garage parking. Neither City Hall, nor Front Street, 
provide parking or contributed through a FIL measure (which was implemented after the 
facilities were constructed). 

Other properties have developed by claiming existing parking. The SHI Soboleff center is 
a good example. When it was constructed, it satisfied the parking code by allocating 
space across the street Sealaska Building parking lot. Because of the applicant’s
ownership circumstances, the code requirement was minimally satisfied in a manner that 
did not create or fund new parking. 

C. Development Goals. 

In making parking decisions, the Assembly can steer development patterns. If provision 
of parking is important, require it. If greater pedestrian orientation is desired, then we 
should incentivize it.  

There is a valid argument that the most appreciated portions of downtown were 
developed before there were parking requirements and that imposition of parking 
requirements has dis-incentivized that type of investment. That argument has to be 
balanced against a secondary argument – that downtown property receives valuable 
commerce and those owners should contribute to the greater parking good. And again, a 
counter balancing argument that downtown properties are valuable, pay large property 
tax and are hard to operate (because they don’t control their parking and have places 
for useful things like garbage cans, fuel tanks, dedicated customer parking…).
  
There is no one right answer, this is a difficult issue and the Assembly has to balance 
competing interests. 

Recommendations:

Parking is a weedy and difficult issue. CDD staff and the Planning Commission are the best part of the 
CBJ to work on possible changes.

1. Forward consideration of parking code amendments to the Planning Commission.
2. Direct CDD and Planning Commission to only work on the issue globally, for all of downtown, 

not specifically for Archipelago development.
3. Ask the Planning Commission to invite code amendment comments from the public. 
4. Tonight or at a later date, consider providing some guidance to CDD or the Planning 

Commission. 

Advisory Notes: 

A. When the Assembly considers means to incentivize housing downtown, please be advised 
that a very likely and obvious recommendation will be to greatly reduce the parking 
requirement for housing (new or renovated), perhaps to zero.

B. The Morris group is anxious and wants to proceed with their development. I have counseled 
patience, the Assembly could ask CDD and the Planning Commission to prioritize this issue.

******************************************
Planning Commission
49.10.170 - Duties.
(d) Development code amendments. The commission shall make recommendations to the assembly on all 
proposed amendments to this title, zonings and rezonings, indicating compliance with the provisions of this 
title and the comprehensive plan. 
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MEMORANDUM 

155 S. Seward St. Juneau, Alaska 99801 
Scott.Ciambor@juneau.org 

Voice (907) 586-0220 
Fax (907) 586-5385 

Date: August 10, 2020 
TO: Lands Committee
CC: Public Works & Facilities Committee
FROM:

 Jill Maclean, Director, Community Development Department, AICP
 Scott Ciambor, Chief Housing Officer

Re: Upstairs Down  Housing Inventory, Downtown Parking & Tax Abatement

Dear Lands Committee:

The goal of encouraging more development – both residential and commercial - in downtown has been a 
long-standing priority, most recently identified in the Juneau Economic Development Plan and the Housing 
Action Plan, and is currently under discussion in Blueprint Downtown Juneau.

Upstairs Down Housing Inventory
At the March 2, 2020 Lands Committee meeting, CBJ staff presented the Upstairs Downtown Housing 
Inventory Story Map to visualize the challenges to residential and commercial development in the
downtown.

Key points from the Upstairs Down Housing Inventory Story Map exercise include:
Only 181 housing units in the study area;

o 37 short-term rentals currently registered on AirBNB/VRBO; total employee assisted
housing (seasonal rentals for employees) is unknown;

Study area has the characteristics of a business district: 100 business/government use building vs.
37 residential Creating a downtown mainly populated 9am to 5pm;
Age demographics in downtown housing are 18-49 (2010 census).
Zero  housing units developed in the study area since 2017;
Age and condition of the buildings are a pro and a con - expensive to rehabilitate or convert to
housing, providing character and maybe Historic Tax Credit grant eligible;
79% of the properties are locally owned; and
Significant barriers to development include hazard zones, parking regulations and management.

Municipal Tools to Bridge the Financing Gap and Promote Downtown Development
Municipalities have numerous tools to encourage development. Each of following are listed in either the 
Juneau Economic Development Plan or the Housing Action Plan. 

Parking
o Lower / zero parking requirements
o Eliminate fee-in-lieu payments
o Cover costs of parking
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Downtown Tax Abatement
Grant Programs

o Juneau Affordable Housing Fund
o stairs  Grant Program (eligibility: units of new development, code

compliance)
Loans
Provide Land for Development

Repeatedly, property owners and developers have expressed that it is cost prohibitive to develop downtown 
and create additional housing downtown or commercial developments, unless one of more of the previous 
incentives are implemented and, in the case of parking, eliminated.   

A partial list of housing incentive requests was gathered for the August 9, 2018 COW meeting. (Attachment 
A: Housing Incentives request 2016-2018)

Downtown Parking Regulations 
Although it may not be apparent at first glance, many of the 2020 Assembly Goals revolve around land use. 
Land use codes, including parking regulations, can either be tools for development—or challenges. Either 
way, they shape our community. In a place such as Juneau, where costs to development are high and 
construction is complicated due to climate and terrain, the CBJ should eliminate the obstacles that it has 
control of, while balancing the needs of surrounding neighborhoods, to revitalize and incentivize a seven-
day a week, year-long vibrant downtown.  

Many communities recognize that parking should be market driven with the belief that a developer will not
intentionally set their development up for failure by not providing enough parking. If the necessary land is 
not available for their needs, they will choose another location. Developers opting for downtown 
development seek out opportunities that are supported by a walkable, vibrant, pedestrian-friendly areas that 
are not vehicle-centric.

Parking regulations in downtown are contrary to many adopted plans—yet it is one area that CBJ has 
complete control of. A majority of downtown was developed prior to the automobile, and the Parking 1 
(PD1), Parking 2 (PD2) and Fee-in-Lieu Districts (FIL) were created to off-set the requirement of providing 
off-street parking recognizing that it was not possible without demolishing many buildings. Without relief, 
many buildings would sit vacant. As time as shown, the relief provided is not enough for infill development 
and expansions. Further, these districts are inequitable—changes in use are not required to pay FIL or 
provide parking; yet a new development and expansions are required to. 

Since Fee-in-Lieu was adopted in October 2006, only 4 developments have been required to pay for a total 
of $175,904. Yet, how many changes of use or expansions within a building have occurred in these 14 years 
that have not provided parking for intensified uses?  

CBJ has complete control of parking—and the ability to make change easily.

T49 8.19.2020 H



Page 3 

3 | P a g e

Downtown Housing Tax Abatement 
A 2020 Assembly Goal is to “develop downtown housing incentives including tax abatement”.  

Since the passage of Alaska SB 100 that gave municipalities the option to provide tax exemption or deferral 
for economic development property in 2017, the Assembly has discussed utilizing this tool on numerous 
occasions as it pertains to housing development. 

Initial research on the application of SB100 and Housing Tax Exemption program was provided to the 
Assembly Finance Committee on April 18, 2018.  A table of examples from Washington State, Oregon ,and 
New York were included. 

Property Tax Abatement for Senior Housing
At the April 29, 2019 , May 20, 2019, and June 10, 2019 COW meeting, essential terms for tax abatement 
that would meet a variety of housing needs was discussed. (Downtown, senior, and workforce housing) 
This led to the introduction and passage of Ordinance 2019-23, An Ordinance Providing for a Property Tax 
Abatement Program to Incentivize the Development of Assisted Living for Senior Citizens. 

Anchorage Tax Incentives for Housing – January 2019 
The municipality of Anchorage put into place Ord. No. 2019-12 to incentivize housing development for 
projects. A summary of the program including description of units created is included in a separate memo in 
this packet.

Draft language for a CBJ Downtown Housing Tax Abatement Program  
The Lands Committee requested draft ordinance language for a Downtown Housing Tax Abatement 
program at the March 02, 2020 meeting. Terms in the draft ordinance are similar to the Anchorage program. 
(New units over four, time period of 12 years, tax exemption that applies to building/not the land).

T49 8.19.2020 H



T49 8.19.2020     G



T49 8.19.2020     G



T49 8.19.2020     G



T49 8.19.2020     G



T49 8.19.2020     G



T49 8.19.2020     G



T49 8.19.2020     G


