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The actions of Juneau's residents and the adopted plans of the City
and Borough of Jun~au (CBJ) have recognized the Willoughby District
as Juneau's Civic, Arts and Cultural area for at least 50 years.

In the 1960~s, the City provided the land and Juneau citizens voted to
support a one one percent· sales tax to raise matching funds to
build the Alaska State~1u$eum· here. Today, in addition to the nearby
State CapitoIM.uselJm, the Willoughby District is
home to major State offices t the Juneau Centennial Hall Convention
and Visitors Center~ the Central Council of THngit Hqida Indian Tribes
of Alaska's Andrew Hope Building with its meeting spaces and
ANB/ANS Juneau camp home~ the Juneau Arts and Culture Center
(th·e JACe), Zach Gordon Youth Center, and Juneau's public
broadcasting offices and studios~

The CBJ Comprehensive Plan estabHshes direction for growth in this
area:

I. Support the establishment of a Cultural Campus;

2. Seek to strengthen and enhance the Capitol Complex;
and

3~ Provide for mixed use development tha.t integrates
residential, retail and office uses.

Zoning reinforces this direction. The area's Mixed Use 2 zoning
district calls for dense resldent:ial development in buildings where the
Ist floors are occupied by stores, restaurants, offices and other places
withactivity.Topfloorsofmixed use buildings are filled with
residenti:al, offiqe. or commercial uses and sometimes a mix of all
three.

The Willoughby District LandUs'e Plan is a Long Range Plan. The
projects in it will be accomplishe.d over timebya se·ries of near to
long term public sector investments in park and plaza space J

infrastructure~and parking; and thrQugh private sector investments as
land owners are ready to improve their properties.

The Plan will be a blue print for development in this area for the next
20...25 years_ It wHI be used byeBJ staff (and portions of the plan will
be adopted into Juneau's Comprehensive Plan)J public and private
landowners J developers, and the general public.
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The Willoughby District Land Use Plan was developed by building
upon CBJ direction and (ollowing a process that included:

• An inventory of current land uses and buHdingconditions,
traffic patterns and pedestrian facilities, employee numbe,"s,
existing parking spaces,conlmunitydestinations, and current
CBJ ·Comprehensive Plan poficies and zoning standards~

• Ide.ntifyingthe District's assets and chaJlenges~ Applying
planning and designprincipJes that offer ways to showcase
assets and tackle challenges.

$ Co.llecting and revieWing photographs illustrating changes in the
District over the last 50 years, research into area historyj and
compiHngand studying past area prans.

.~ Conversations with those having day to day focal knowledge of
the area ~the people who work in the district - occurred
whifemapp·ing and inventorying locaf conditions.

• A web·..based survey was conducted to solicit. opinions -on
goals, priorities, concerns, and to better understand how
people access the area and why they visit. The survey
generated over 250comme:nts.Atr public comments (survey,
public meetings, email and by mail) are organized by theme and
summarized in AppendiX A.

• Meetings with landowners and residentstCBJ committees and
staff, and State agencies took place. This included meetings
that the Central Council ofTHngitHaida Indians of Alaska
generously helped to organize and host to ensure that the
voice of the area's Alaska Native residents was clearly heard.

• The consultant team hostedapubHcmeetinginmid-November
that about 45 people attended.

The Plan is being prepared in advance of significant investment t.hat is
anticipated over the next two to ten yearsi Projects include
construction of a new State Library, Archives and Museum fa.cilityt
improvements to Whittier Street, creation of a public plaza between
theStaceOffice Building and the new Museum as parking is refocat.ed,
completion ofJuneauts long"'planned Seawalk nearby, and more. These
investments will Ukely stimulate some private property owners in the
area to reinvest in their property.

With the benefit of a community endorsed Willoughby District Land
Use Plan to help guide, coordinate, and set clear rules for these
investments, this area can be much more than anyone individual
project could create alone.
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TheWHloughby DistrictwUI continue to be a
place that welcomes aU ages, income levels~ and
populations..JuneauJs·Civic, Arts and Cultural
carnpuswill thrivea.s the public and .p.rivate sector
both take actions to achieve the vision established
in this Plan. As this Plan is implemented, there will
be:

• PubHcopen space an.d plazas to showcase
Juneau's civic; arts t and cultural assets.

Abetter walking environment to and
through the area that links new public
spaces.

Mote and crossings of Egan Drive
that.reconnects.the·waterfront and the
Wllloughby.··Oistrict.

A connected grjdofwell~litstreetSt with
wide sidewalks and landscaping.

• Re.located~ consolidated parking that is
behind and under buHdings,on...street, and
in parking garages.

• Asa result of t.he two items above,
developable parcels are created that are
sUitecltoden.ser~ rni'xed-use buildings with
active groundfloot' uses~ and,more
hbusing, both market..rate· and affordable.

., Public features and incentives to
discouragesingle occupancyvehic Ie
<:;ommuting and manage parking demand.
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The Willoughby District is the are:abounded by Gold Creek" Egan Drive,.Wmlloughby Avenue, and Village Street.

Figure 1.
Willoughby District Boundary
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Chapter 4.0. reviewed a series of improvements to take
advantage of area assets and specific ways to address and remedy land
use andchallenges'in'the Willoughby District. These
concepts, togeth.er with public comments .and' information gained
during other plan. development. stepSt 'and-a few important planning
and design principles (reviewed below), were all combined to develop
and refine the Willoughby District Land Use Plan~

Build-To Line. Overly large setbacks are inconvenient and unpleasant
for pedestrians because they increase walking distances from public
sidewalks and prevent pedestrians on sidewalks from enjoying the
building details and the activity the building. In addition,they
prevent the building from contributing to an intimate, ple,asantt

comfortable street wal'twhich harms the sense of place. and makes the
pedestrian feel as if she or h·e isin "noman's land~" Buildings pulled up
to the street sidewalk (0-10 ft setback) have more of a human scale~

and are recommended all along Willoughby Avenue and some of the
District's neW streets.

Building Height of at Least TwoStories~ RLqwMslung'· one-story
buUd:ingsaremore appropriate in low-denSity residential areas
designed for motor vehicle traveL They reduce the density and
intensity needed to make transit, walking, ar\d bicycling viable, and
typically are too IO'win profile to form t.he desirable, intim'ate,
comfortablepubHc realm tn.atispossiblewhenbuildings face one
another across the street. One-story buildings als'oreduce th,e
opportunity to create mixed commercial and residential uses. Multi·
story buildings that are two to five in helghtwiU be·a.n
important component of the compactlwalkable Willoughby District.
The building profile forms the desired street wall and the additional
stories allow the establishment of the number of residents needed for
a viable urban neighborhood.

BUildings Oriented to the Stre·et, N·otTurning Away. A successful
commercial establishment is designed to provide convenience for
customers by mi.nimizing walking distances from sidewalks and nearby
bUildings, Rear or side entrances, or entrances oriented toward a
parking lot, make travel inconvenient for pedestrians and transit users.
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Coloredcontreteand brick;
patterns, and .attentionto
designall'makecrossings visible
and signal that this is a special
place~ (from top.' Main St
sidewalks' by new parking garage,
crossing byCapftol; and Seward St
intersection)



Groun.d-fioorRetaiL Offices and Residential Above. This form of
mixed use enhances vibrancy and provides more affordable housing

choice~.lt is important that such "vertical mixing"
of uses not place residential on the first floor,
since it is disruptive for residences when users of
the office or retail must walkthrough residential
areas. It is also important that mixed use buildings
include retail or restaurants on the first floor so
that more energy and interest is at the street
level.

Suchade~ignal$o Cllts the buHdingofffr0 rrJ street life. In addition, a
~ujklin~with .itsmainientranee directedawa'l frpmthe prjmary
sidewalk and street ttturns its backH to the public realm, reduces urban
vibrancy, and does not promote street life. When a building is located
at an intersection, the most convenient entrance is usually abutting the
public sidewalks at the corner of ·the intersection.

Burld·in~ Facades Create Interest for Pedestrians
and Enhance.the Appearance of th·e Area. All
buildings should be designed to provide interest
for pedestrians and to add to the higher level of
design in Juneau~s Civic, Arts, and Cultural area.

Long.exp.ansesof blank walls tend to be boring and unattractive. In
addition, windows attract pedestrrans, who in turn aetas a security
system for the business. Buifdingswithout such relief and interest
tend to create a "massive· scaleH and make the public realm impersonal.
Appearances like this are inconsistent with the civic nature. and

characterd'esired in the Willoughby District.

EKample from S Franklin Street
in Juneau of pleasant public
realm and walkable scale

narrow streets, on...
and mixed use

are oriented to
one another

SldE~Wall( setbacks. and
with mixed-

ParkingLocatedJltth~~~~rL~iQ~u9rUnderBundingInstead ,(j,fin
~~.~..Parkjng located in front of buildings are inconvenient and
unpleasant for pedestrians b.ecause they increase walking distances
from thesidewalkt prevent pedestrians from enjoying the details and
the activity withinthebuilding~are not attractive to look at,and
increase safety" problemssrnce pedestrians must dodge cars in the
parking area. InadditioR, they prevent the building from contributing
to an intimate, pleasant, comfortable street waH, which harms the
sense of place. BUildings pulled up to the street without rntervenlng
motor vehicle parking have more of a human scale, make the stree:t
more interesting and shops inside more successful.
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Hidden Trash Receptacles, Loading Docks,
:OutdoorMechanical and Electrical Equipment.
Trash receptacles and loading docks typically
provide an unsightly appearance and an odor
problem for pedestrians. In addition, improperly
located and improperly screened receptacles and
docks can cause noise proble.ms for nearby land
uses when the receptacles and packages are being
loaded or unloaded. Therefore, they should be
located as far from publicsidewalksaspossrble and
screened from view. Outdoor mechanical and
efectrical equipment when improperly locatedona
site or improperly screened, can also contribute to
noise problems and create blight.

Building Heights anqKey Willoughby DistrictViewsheds~

Consideration to the and height ofbuHdings is needed to
maintarn important views, avoid undesired building shadows. and
provide for air circulation. Figure S deplctsWrlloughby District key
vie·wsheds and recommends building heights to allow under the CBJ
Titre 49~'f~f'1~<!r'·9f~:E~'Ee~i5.

The key viewsheds to maintain in the Willoughby District aregeneraUy
ground viewsheds. those that are fr·omabout half co two miles

out. These include views ofthe Gastineau Channel and Douglas Island
from the Calhoun Avenue lookout on the. way to the Governor's
Mansion, from the' 8th floor plaza of the State Office Building and from
the current and futureCapltolBuifdings.· Mixed use sites· I, 21 3 and 4
(Figure?) are proposed primarily for rnulti~sto·ry residential
development and these midd·le·ground views also provide signiflcant
vafue to these buildings.

When driving to town on Egan Drive the key view to protect is the
one of the Gastineau Channel and Mt. Roberts, visible when rounding
the corner by Glacier Avenue. This 'gateway view1 of downtown With
the mountains behind is important to.the ~ense of prace that defines
downtownJuneauandAlask:a's State Capital.

Viewshedis less important in the heart of the WiUoughby Distrh:t,
aHowinga large area where »

oo-,~«e~~Ft;H~G~~;e~,"at~fi"-heights up to 65 t However,
orientation of future renovation and design to site 9 (Figure 7) and to
the JACe must take sunlight and building shadows into account to
ensure that the immediately adjacent public plaza is not unduly
deprived of sunlight,
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Willoughby Dlstrictcharacter is
not aided by unsightly electric3..1
boxes surrounded by equally
unattractiv~fencingnext ·tothe
public sidewalk. ·'nstead it should
be behind buildings or screened.



As private landowners in the Indian Village consider renovations to
their properties or development of new dwellings t the buildings along
VHlageStreet that 'back'into the bluff are encouraged to build up to 4
stories~ortothebase of Dixon Street. These buildingswiU not block
views from other development and will provide residents on top
fI?Qrsvvh;hgrea~s~nand views. Protecting the views and not casting
S09-QQ'/)'sol'lnQvsing\is areason why newor remodeled buildings in
th~()neblock<betWeen Village Street and Willoughby Avenue should
consider two story developments only.

Connected and Complete Streets. These are streets designed to give
safe access for all users. Pedestrians, bicyclists t transit riders and
motorists.ofallages andabHities are able to move safely along and
across aCorn.plete Street The proposed grid of Willoughby District
streets win provide motorists with more "real timeH route c:hoices~

which isimpQrtant at rush hour in this major government employment
center. Connected streets distribute vehicle trips more evenly.

Narrow Streets, Wide Sidewalks, and On-Street Parking. Willoughby
District streets are narrow, which forces cars to trave] slowly through
the neighborhoo,dcontributing to neighborhood safety, low noise
levels, low traffic volum,es and, therefore neighborhood tivabiUty.

Sidewalks, when properly dimensioned and maintained. provide
pedeserianswitha pleasant, safe, and convenient place to walk.
Sidewalks that ·are too narrow are inconvenient. especially in areas
with large volumesofpedes-erians. New stdewalksin the Willoughby
DistrictwHI be a minimum of 8 feet~ but more often 12 feet wide.

On-street parking buffers. pedestrians from vehicle traveL It narrows
th~streetwhi<;h slows traffic to a safer, more Jiv.able speed. It provides
convenient parking locations for nearby businesses, which is critical to
retail success. It also allows businesses and residences to red:uce the
amount of surface parking lots which enhances urban vibrancy by
improving the public realm.
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Public plazas, grand building
entrances,.and pubHcartare all
typical inaCivJc, Af1;sand
Cu Itural Dtstrict. Tqgether they
signal you are Somewhere
Important and Significant.

Short, walkable bIO~kfaces.ln~~neral, a nei~hborhO(jqorcommercial

brock face length should not exceed approximately 500 feet. Longer
blocks tend "to create inconvenient walking distances. When long
blocks. m~stbecr;.ated, they~hould.be st~l"te~ed with cross-access
walkw(lys.Shotter.blocksalsocreatemorecorner properties, which
areconsidered··tob.e m·ore ~prirnef than mid-block properties.

Mixed .Us;es.ThiSt>'p.~ •••Qf~eve"QpmenCreduce$ tripdi$ta0Tes ••to the
point Whjr-e wal~i~$i;bicydiTlgtaTld bus tripS.are •mweh m<wefeasible
.fQr.a.nufl1ber.ofdiff~rent7)'p~softrips.~ixeduscedEaveI9~mentadds
to nei$hborhood and urban v.itJran~r by increasing the number .of
places p~.oplecanmeet ..~such. as a coffee shop,ontne way to work
or·acivic event, a grocery store, a fitness center,etc.

Eyes on the Street PrOrrlot~sCitizenSurveillance. More "eyes on the
street"are promoted when buildings; windows; and entrances are
near the street and sidewalk,and when neighborhood or commercial
areas are designed for regular1 .frequent pedestrian activity. Areas
without pedestrian activity are areas where iUegal,inappropriate1 or
unsafe behavior can occur more easily since the·re is no o.ne tQ

observe the deed and report it or intervene.

FQrmal Landscaping. f:n pedestria.n ..oriented areas of·acity, landscaping
poth softens the. "hardness" oft.ne urban.areaforpedestrians, and·
ma.kes the pe.destrian.feelmore c.omfortable byprovldinga separatloll
f.rom the street, blocking auto splashes, and helping to f9rm public
spaces, "outdoor rooms,"a.nd .street corridor edges. Formal
landscapihgaddsdignity to the area. thereby· inspi ring·a sense of civic
prideo

Progerly ScaledLi~htih~. Lightipg can often detractJroman intima~e,
pleasa.ntt.cha·ract~rin pedestrian-oriented areaSt lightlngdesigned for
ca.rstehds to notbe humao-sca(ed, Pedestrian-oriented stre·etlighting
is shorter and has more numerou·s light. fixtures aodstructures~ This
type.6f lighting •• is recommended· on Whittier·Stre:etandWilloughby
Avenu~, ata ·minimum.

TerrninatedVistas. 'lTerminated Vistas;t isa concept in which a
prominent buHding is placed at the tfvisualtermination" of a street, or,
in the case of the Museum; JACC, Centennial Hall,State·Offi·ce
Building, and site 10 (Figure 7); at the end ofa large public plaza. This
provides dignity and prominence.to important civic buHdingssuch as
libraries, city hallslstate offices, churches,convention· centers, and
perl'ormlngartscenters.lt sends th"e message that the building is an
importaritplacefor the community. In addition, terminated vistas
make walking more pleasant bygivtng the pedestrian a "goal" to walk
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toward. The walk therefore does not seem endless. Such vistas also
make trips more memorable by helping to orient a person to their
location in the community.

Straight Sidewalks. not Curvilinear. It isimportantthat sidewalks
generally be straight, since pedestrians have a strong desire to walk
the distance that provides the minimum trip length. Curving sidewalks
promote the creation of ucow paths/tas pedestrians take shortcuts
along their route. lngeneral~ curvilinear sidewalks are appropriate
when needed to avoid a large tree or other important physica.l feature,
or in an area in which most pedestrians are walking for optional
recreation or exercise. This isgeneralfy not the case in an urban areat

where almost aU trips have a utilitarian purpose.

Five key themes characterize the Willoughby District Land Use Plan
and are depicted on Figure 6.

The illoughby District is
Arts and Cultural campus.

It is a dynamic center for government and legislative activities; public
and civic gathering; art~ cultural and entertainment events; and
residentialand commerciaLactivity. This area has better building design
and dignified pubUcspaces.

• There ls· great public here.

More publicspace, restored creeks and streams and pedestrian
connections between public spaces and civic buildingscharactetize this
area. Public investment in streets. wide sidewalks with colored bricks
or concrete, landscaping,human ...scale Iighting~ visible crosswalks and
pedes.trian connection to and through the area, publi-copen s.pacetand
public art all showcase·thearea and-help spur private sector
development.

• The number of residentialuni,ts in the Willoughby
D1'strict triples over the next 20 years.

Denser residential development is along Village Street~ in mixed'lO use
buB·dings by Gqld Creek1 and abovethe·firstfloor along WiHoughby
Avenue. Residential units are a mix of market rate and affordable
housing. They are townhouses, -apartments. cond.osand loft style and
serve populations such as legislative staff, se·asonal workers, and
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residents that no longer wish to own a large house or need smaller
housing units (the elderry, Hsnowbirds", single parents, etc).

Builders also benefit from and
financial incentives In the District that are avaiiable for building
housing~1 stfloor retail, transit ori,ented development features1 or by
providing a higher Jevelof building design.

o Willoughby Avenue is the center of the commercial
area..

Lining VVilfoughby Avenue are stores, places to eat, and services;
bUildings are built to the sidewalk and have canopies to sh·eJter
walkers from the ratn; attractive street front dfspfays and wall murals
make'walking fun.

Developers benefit from reduced parking requirements that recognize
that residents in this walkable downtown area are close to services
and transit and less reliant on cars. Those at.tending evening eventS
park in spaces vacated when workers leave at: the end of the workday.
Offices and retail stores have nearby on~street parkihg, some surface
parking tucked behind bUildings, or parking in garage.s or below
buildings.

A pilo'cproJect to show how formal private-publi'c partnerships with
development agreements could work in Juneau is discussed to anow
cost sharing for devefopment that· accompUshes the public
goals/development gUidelines described in 'this chapter..

., All of the above is possible because the area's former
super-block's are now a grid of human-scaled streets
and wide 'side\j\talks, and parking hasbe.en relocated
behindorund:erbuildingsandin garages.

Together these improvements have created developable parcels that
enable denser mi'xed-use buildings and residential development.
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