
The WiUoughby District Land Use Plan's Figure 7 .. Future
Development (Build-Out Scenario for Technical Analysis) and Figure 8
eo Public Improvements and Parking drawing shows the Willoughby
Discrictas the area w+i.J··m~:t:Jook in the future when it is 'built-out'
following this Plan·s Development Considerations, incentives and
zoning rules, and sequ·encedinvestments.

The WHtoughby District". Juneau·s Civic, .Arts and Cultural campus ..
will thrive as the public and private sector work together to achieve
14 CBJ Comprehensive P1an Development Considerations for the
District.

Nature of Area

I. The Willoughby District is a place that anticipates and
welcomes all ages; income levels, a.ndpopulations.

2. Through thoughtful work with residents and landowners, the
remaining Juneau Indian Village receives special attention and
respect.

3. To showcase Juneauts Civic, Arts and Cultural Distr"ict this
area. has thoughtful bUilding, infrastructuret and landscape
design.

4. Publ1c art is installed to cetebrate the area's deep Tnngit past,
the area's history, and current cultural} arts, and civic purposes.

Public Infrastructure

S. The District's 'super blocks' are broken apart to facilitate
hurnan·sca1e, walkablej developable parcels. This is
accomplished by creating a connected grid of landscaped, well..
lit, streets. sidewalks .and pedestrian corridors.

6. More public open space, both natural green space and plaza, is
created for civic events and public enjoyment.

7. The District is easier and safer to walk to and through.

8, Egan Drive is redesigned using context sensitive design
concepts. More signalized vehicle and pedestrian connections
to the District and between the waterfront and Seawalk are
developed. Vehicle mobility needs are balancedwlth human
scale development and Egan Drive traffic .is calmed along the
District boundary-.
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9. Ne·wand redeveloped bUildings are mi.xed 09 use with active , st

floor uses and residential, office, or commercial floors above.
Single floor, as well as single use, buildings are generaJly
discouraged, unless are in nature.

10. Over time, at to residential dwefiing units
are built; incfuding b,othaffordabJe and market-rate
development. Compared to the 20 I I baseline, the number of
ap4rtmentt condorninium, townhouse, andloftstyfe units in the
WUIoughbyDistrlctsrgn ificantly increases.

f I. Safety in the District is enhanced by more 'pairs ofe.yes t slnce
more people live in the area and street level shops cater to
people coming and going during daytime and evening hours.

J 2. Locate State offices here to consolidate the civh:campusf and
better serve the Governor, Legislature; and employees.

D~·~ldi:lf"q,,", Demand

13. Parking needs are accommodated under and be,hind buildings,
in garages, and with more on-street spaces.

'4. The use of public transportation to and from the District is
encouraged and pron1oted.
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Legend

Pedestrian Routes

Structured Parking

Enhanced Crosswalk Treatment

Seawalk'

Number of Parking Spaces

Possible PubUc Art Locations

Transit Stops

Picnic or Pocket Park

SigoaHzed lntersectjons

sps

(Build...OutScenario Analysis... Tables 1 and 6)



Over 20-25 years the improvements shown on the Willoughby
District Land Use Plan represent significant investment.

The State is anticipated to invest approximately $255 mHlion,including
$126 million for the new State, Library, Archives and Museum facility.
Other State costs are for new offices buildings, parking garages~ and a
number of motorized and non~motorized transportation
improvements along Egan Drive.

The City;s share is approXimately $69 mHlIonand of thatt $49 million
would be for expansions to the JACe and.Centenni:al Half, projects
for which it .is reasonable.toex:p~ectsomecostsh.aringwrth. foundation
and private funde.rs. The remaining. CBJ expenditures are fo.rnew
pubIicplazas, restoring.Gold Creek (rnaJorgrant'fundingavailabl,e),and
new and improved streets and sidewa.lks.. The City and State would
share costs to instalf interpretative signage and prepare a downtown
Egan Drive Master Plan.

The federal government investment of$16 miUionis for a new parking
garage at the Federal Building.

Private sector rnvestments tally $219miHion; of this approxima·tely half
represents investment in new housing ranging from $17 minion in the
Indian ViH3;gearea,if Individuaf property owners decide to build
t0yv'nhOQSestyle (2.-14 unrt) buHdings,andabot)t${S-IOO miHiont:Q
build mixed use bUildings that are primariiycondos, apartments :and
lofts ...... but also include some retail and commercial space .. in four new
mixedquse developments around· Gold Creek.and on the current
Foodland property~ Using the current assessed property value for
developed taxable gross footage, this could reasonably be expected to
increased th·e asse.ssed value of taxable property in the Willoughby
District from ,$66 mrllion tocJayto $142 million in thefuture~ a I 15
percent increase (all 20 II dollars).

Table Icomp.ares current uses in the Willoughby District with the
future when 'BuHd·Outi is achieved.
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400
471,000 sf

323,000 sf

120

! 15,933 sf

No. Residential Units

Civic, Arts, or Cultural
Uses

Apts, townhou.ses,condos, etc. Assumes '
sites L 2, 4 are3-story; 16~ 17,22-23 are

230% 2 story, 18-2 r a.re 2-3stQry, 34-37 are 4
story. Total dwelHngscQuld be higher or 1

lower depending on final bldg heights~ ,
t--~~------+--------I'------+-------t ExpwandedSLAM, JACC~Centennial Hal'r-~

renovated Salv Army Church. Assume
180% 44t OOO sf addition to JA'CC; 30,000 sf

add. to CH; new 123,000 sf SLAM. City
Museum would bein'addi,tlon.

260,4 HI sf'-' -~ 395~OOO sf

Office Space

Commercial

420,689 sf 550,000 sf
Sites 9, 10, 13,32,33,38. Assume site ,

30% 33 is 7 story add w 1-6tk story park1ng &,
7th floor is 40,500 sf offices

No. Surface Parking
Spaces
No. On-Street Parking
Spaces
No. Parking Garage or
under Building Spaces.
Total. Parking Spaces

45

459

1,797

159

1,583

2.070

250%

245%

15%

Stores,· restaurants~ and services or offices
th~tp~Qpleandb.ring a<:tiV1ty~othe. area.

Includes spaces in parking garages1 under
the public plaza and under buildings.

! Existing parks indudegreen area in front I
I ofState Museum and Centennial Hatl.

460% New area$ are the p,ublic plaza between
the SLAM and S9B,andth:e new park
near Gold Cteek.

!--"--~-"'-"-~----+-----_i-_-----+-----+-~In-·cludes all sidewalks an(rS~parated

pedestria.h patnwas.

2010 .. C8J Assessed
Values of Taxable
Property

Est. property
tax at to.Sf

mills:
$66, r51 ,300 $695~OOO

20-10 based on 4S0 l J46 sf gross bldg
area (gba) that is taxable,

2035 (buifdout)
estimate: $·142,087,906 $1,490,000 115%

2035est~ based on 1,037,138 in
gba multiplied by 2010 $lsf assessed
value of $137
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Accomplishing the vision of the Willoughby District Plan will depend
on partnerships between the public and private sector, The most
comm.on partnership rs the informal one that exists because public
sector ·lnvestments often stimulate nearby private sector property
upgr(ides.

ThisPlal'l~ug;gest$ad(jitional.J:~~ .•0: •.. zoning bonuses.and
financial. im:entlves tha.l:the publi~sector can offer in the Willoughby
District to entice the private sector into burlding in ways that
accomplish Juneau~s community goals for this area.

TheWnloughbyDistrict also presents an opportunity for the CBJ to
undertake a demonstration project for a formal private-public
partnership. These partnerships are standard operating procedure in
many communities now, including those the sizeo! Juneau. They
happen when an active role to attract and stimulate the
trpeof activity or development that the c-om'munity has set goals to
achieve. The private seccorparticipates beca,use they get some
co.mblnation of regulatory certainty and incentivernexchangefor
making the desired These agreements typically happen
through a forma' negotiated development agreement. In some places

particularly with the economic down turn, the publiC sector can
be reluctant to spend funds on public improvements without getting
some type of commitment in return for a related private sector
inv,estment.

The Public Improvements and Parking Map (FigureS) illustrates a
technical layout of needed public improvements and provides parking
details fOT the Willoughby District Land Use Pla'n. This figure is
described in nlore detail and presented as.a sequence of short to long
range investments on Tabfe 5 in chapter 6.

Publlc Open Sl2ace~ There will be a new public plaza and a new Gold
Creek Park; a wide pedestrian only path connecting them, andr:wo
new picnic areas! pocket parks. Park and pJazaspace increases·from
0.6 to apprOXimately 3,4 acres.

Civic, Arts and Cultural Uses. The new State Library, Archives and
Museum wiU showcase several State collections for Alaskan residents
and visitors alike, It will be a centerpiece in the District and anchor
one end of the new pubric plaza. An expanded Juneau Arts and
CulturafCenter UACC) to, accommodate a larger performance space

Willoughby District Land Use Plan - June 20 I J



and help serve convention audiences and others have long been
planned. The Centennial Hall convention and visitors center is also

slated for upgrade and expansion to accommodate bigger events and
audiences. A portion of any one of several buildings or sites
surrounding the p.1jblic plaza in the heart of the civic, arts and cuJtural
area, would.also bea good location for a relocated City Museum.

Willoughby .Avenu·e. The nature of Willoughby Avenue will change as
redevelopment and in-fill occurs. It will become a bustling pedestrian­
oriented retail district where the front of bUiJdingsand their active 1st

floor uses are built to the sidevvalkallovling vlindow displays to entice
shoppersandwalkers'inslde; anexa'mple would be Seward Street.

Parking that is appropriately located~ new streets, and landscaped
sidewalks and pedestrian-scared lighting describedbelow~will
completely change 'the way the Willoughby District rooks and feels~ It
will facUitate reinvestment and deveropment of housing and mixed
usebuUdings.

New streets, sidewalks, pa~bs. There will be a new connected grid of
streets,most with two rift lanes, on·street parking, 13 ft wide
sidewalks, street trees, human ...scaled lightingtstreetfurniture, and
crosswalks~This make the WiHoughbyDistrict more walkabfe,
berlefltlocal businesse.s, and redu(:e· rush ·hour congestion. linealfeet
ofsidewafksand pedestrian paths in the District wHldouble, including
a new 16 ft wide east-west running pedestrian path from G'old Creek
Park to Whittier Street and new the civic plaza across· the street~

Five neworimproved walk.ing connections'~9 and from Willoughb)!
District wiflbe inJ2lace,. inclu~~rlg: (r) Stairs and walking path next to
Goldbelt Hotel to future Capitol campus on Telephone Hill; (2)
Stairs/walking path fro'm Village Street up to Dixon St; (3) Traffic light
and pedestrian crossing of Egan from new Seawalk to Gold Creek
Park/Glacier Ave; (4)Sidewalk along one side of Capital Avenue from
Village Street to West 9th

; and (5) Walking path and overlook from
Calhoun Ave (on 'wayto Governor's Mansion) on the top fl:oor
(parallel with Calhoun) of anew State office/parking garage,
presumab1ywith easy public access to an elevator that connects
Calhoun Avenue with WHloughbyAvenue.

Wider sidewalks and pedestrian enhancements on Whittier Street
better connect juneau's Indian Village and cel¢brate· the area's rich
THngit history, further complimenting the Civic-Arts and Cultural
District.
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way to Governor's Mansion



Parking. The total number of parking spots in the District wi" increase
about 15%overtin1e, but the major change is that parking will be
completely reorganized behind and under buildings, under the public
plaza, on-street, and in parking garages. The majority of off-street
surface parking will be replaced with active uses and structured
parking.

Interpretive and 'Wayfinding Signage". Public Art. The Land Use Plan
indentirles several places to install public art. It will be important that
I%for puqlic art and oth~r funding be used to ensure that ·this
happ,ens. Moi1um;ents~ sculptures, murals, and other an: are typical in
Civic,Cu[tural and Arts Districts; they signify; alongwlthlandscaping,
plazas.and good bUilding design, thedigni:tyand special nature ofthe
area. Interpretative signage win be installed to explain this area's
THngit, gold mining,militarytand State history.

ZachG,ordonYouthCenter.One recreation facility in the district
merits special attention, TheZach Gordon Youth Center has been in
the downtown area since the 1940's and at its current location in the
Willoughby District since 1968. ZachGordon who deeply believed in
teenagers t envisioned a t'home away from home" for Juneau's teens~

and provided it until his death in 1977. Today, the center provides a
range of programs and services for underserved youth and enjoys
25,000-35,000 youth visitslyear.A basketball court, a weight room,
racquet ball, a climbing wall, young parents program, and tutoring
services and are available on a drop-in basfs. Specia.l events and classes
for youth are also available.

Youth visit the Center from all nejghl~orhoods in the community and
many use public transit to get to the center. A recent Rasmuson
Foundation grant coupled with a vote,rbondinitiativecompletedthe
new$lmilHon covered basketball court, fire pit, courtyard area and

landscapingJ and has allowed the Center to better
use outdoor space and be more w'elcoming to
families. The land is owned and operated by the
CBJand the facility, which is owned by a 50"
nonprofitJ has a S5 year lease that expires in 2022.
Staff at the Center is employed by the CBJ Parks
and Recreation Department.

Youth and' staff feel passionate about this wen~

used Hhomeawayfrom home_'; ThechaJlengeis
that as this area redevelops, the Center will likely
either be sandwiched between taller buildings and
parking garages, or, need to be incorporated into a
new building (see Figure 7, Site 10). The Center is
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in a highly desirable location for a larger 4-5 story building next to the
future public plaza that wiU connect man-y civic and cultural buildings.
One likely tenant forthis site is the State as it consolidates the
locations where its employees work over tin1e. It may not be for 15
years, or it may be soonert but this parcer of land will be in demand
and is suitable fora larger scale building.

Dfs(:ussion during a February 20 , I meeting with staff atthe-Zach
Gordon Youth Center suggested that if the Center must relocate t it
should remain downtown, between its current locationandJuneau ...
Douglas HighSchooL Demand for services and recreation will
increase in the Willoughby District as more housing is built. Four
alternative locations that were -discussed are: I) withinthefut\,.Jre
building on the same site (separate entrance and its own space); 2) on
the corner facing the Andrew Hope Building (Site 7; .Figure 7) within
the futuremixed-use/parking garage development at this location
(again. separate entrance and its own sp-ace); 3) in Site 26 on Figure 7;
or4) outsIde the District but close 'to school sites, transit and the
A&Pgrocery store. For example, the block where the BHI Ray Center
is located 15 an underutiJized area with buildings and surface parking
lots that could be used formixed~use, or more intense; purposes.

From a community planning point of view. the location of the Center
should be adjacent to downtown residential areas, particularlyif·more
housing units are slated over time; have green space that could be
gardens t yard and other recreation spacetand ina location that gets
sunt Regard~ess of the timing, otthe relocation or rede·sign of the
Center, particular attention will bemadf; to ensure continuity of
service, tominimiz.edisruptions to visitors and users. and to create an
atmosphere that honors and continues to provide a.Jthome away from
home" for the -users of the Zac-h Gordon Teen Center~

Attributes of the Ce·nter that are of parti-cular significance to pfan for
include a kitchen, separate/defined entrance, a protected yard
experience, athletic rooms t basketball facilities, and a grand ro-omwith
break out rooms. Important process considerations are-to include
staff in the design and programming of the new space. Desirable
tenants ina mixed use structure include complimentary services such
as a health center, job service, UAS hub/skill center, headquarters for
a non~profit center. emergency shelter (With a youth component), and
a child care center (particularly if it would serve employees in the
government center)~
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Attrat:tive<w.indow displays in
buildingsn~xttothesid¢walkm~ke

you want to take a looklnside. (From
top to bottom Tarentinos on 2/'}dSt~·

SUDvlaYt Urban Eskimo, and Arts Photos
on Seward S~ Foggy Mountain on N.
Franklin St; and M StreetGrocery in
Seattle)

NeWHMixed-Use Buildings (commerciaL office or residential above I st

floors). There will be 10.. 12 new (or renovated) 2 to 5 story mix.ed
use buildings in the district that together prOVide over 800,000 sf of
space for a combination of active I st floor use (retail/commercial) and
upp.er story residential) cornmercialor office. This is the type of
developmentthat theCBJpermit process will favor.

Commerpial/Re~ilM WiUoughbyAvenue.WUloughby Avenue is the
he.art or the shoppingdistrictt.·wtth Istfloor stores, coff~eshops,

restaurants, and services. Buildings. are built to the sidewalk and
canopies to shelter watkers from the rain; attractive street front
displays·and waH murals make w·alkingfun. While <l'ctivity is
concentrated around WUloug-hb.yAvenue, is present throughout the
District.A.bout 212.000 sf of ' St floor retail· will be spread Out over up
to 10-12 mixed-use ·bLJildfngs, which mostly front Willou.ghby Avenue.

Developers benefit from reduced parking requirements that recognize
that residents in thiswalkable downtown area are close to services
and transit and less re,liantoncars. However, there is still plenty of
c.n-street, behind and under building parkIng to support business
needs.

Comm'erciallRetail ...SiteS. (figure I). This buildingisalmost 40,000 ·sf
pe.rfloortandinten.ded toh'ouse th.e neW A&P (or other) major
grpcery -stqre.Hav·jn.g amajorgroceryst<:)r~in dqwntown isapubUc
needandgoal,especiaUy ·appropri.ate for the.centrally located t

walkahle.WllloughbyDi~tri~t. The secQnd(and even a third) floor of
this buHdingis intendedforretail/commercialusealso~ However, since
most retail dep.~nds ona visible; walkMOup I st floor 1ocation~ only certa.in
types of businesses make sense h,ere; this would include· a fitness
center (includingrelocatj·onof The A:laska Club}t a destination
restaurant/brew pub type establishmentt or offices.

ComrnerclallRet.all .... H.otelsand· Motels. Three of downtown's six
si~nlfj<;af1t hotellmo~elsare.¢prrently located in the Willoughby
District {Sites' 3~8and 31}. Thisareti is a.natural location for hotel· use
rorvlsitingstate e.mpfoyee-s,Ieglslators.and staff, those coming in from
airQundSQutheastto attend a .special prodIJcti'ona·t the JACC, and
those here to attend Celebration and conferences. These types of
visitors desire to be located in this area as it is crose to their
destinations. These particular buildings are all still designated for
commercial/retail use and it is hoped that over time one ormorewiU
upgrade to provide the Class A lodging that is missing in Juneau. Other
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uses in these buildings may also occur depending on market
conditions.

Offices. The dark blue colored buildings on Figure 7 (Sites 9,10, 13,
32, andJ3) are all intended primarily for o'ffice use, some with active
I st floor retail. Several are al ready State Office Buildings (there is
approximately 420,000 sf of o,ffice space in the Willoughby District
now). The State is currently looking for additional office space and Site
33 or r0 are both highly suitable locations. Provision ofapproximately
30% more office space, primarily in th'ese two buildings, is called for in
this Plan. Any of these buildings·would aJso be a good locatton fo'r the
City Museum~

Attention to Scale and Context
Attractive new 4-plexalong Village Street

with durabJe.andstylish meta.1 siqing.

Housing. Housing is a critical element of the Willoughby District Plan.
In the late 1960'.san urban renewar effort ·at the boundary of this area
and to the west forced out businesses, homes and many lower income
residents. While the Parkshore Condominiums and several well used
office and civic buildings were
deveJoped t the promise of replacement
housing for those dislocated was never
reali-zed.

Development of significantly m.ore
housing in the District is a strong C.B]
rnteresttoday.Over time the goal is
to see cO'nstruction of up to 400
dwelling units here, up from 120 today~

that are a combination of affordable
and.market~rate. New housing. units
will be in the Indian Village a"rea if
individua(prppet--cy owners decid·e to
build townhouse style with 2 to 1'4
units in buildings, and in condos,
apartments and lofts in four new
mixed-use· buildings that are primarily
residential around Gold Creek and
where th,efoodland Center is now
lo·cated,Anticipated residents include
small local households~ legIslators and
staff, as well·asseas:onalworkers.

The CBJ intends to offer and otherwIse
encourage financial incentives to
stimulate accomplishment of this
community goaL Lookrnorecareftdly tonotfce the excellent example of

Place Sensitive Design. The design and scaJeofthiS new4""plex
(right) almost matches the older Village St home (left).
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For new residential, office, com·merciaf or civic spaces to be successful,
adequate parking must be provided within a reasonable walking
distance. As a general rule, a five minute walk (1/4 miJe) is the
distance that people are willing to walk. Under th·ecurrent CBJ code,
parking for non...residentlal uses must be provided within 500
fe.et of the proposed devefopment.

There are approximately I,600 employees in the WilfoughbyDlstrict
today and 120 dweUlng units. Parking counts show 1,797 parking
s·paces .3.vaUabfe. This is· rn 0 re than sufficient to meet the demand
except for when there are large events at Centennial Hall or other
meeting venues during the work day; at these times there is a parking
deficit. The gravel lot offWiHoughby Avenue behind the Museum, with
175 spaces tha.tareopen to ·thepubfict is typically 25% fulL On-street
parking. on Whittier Street· (28 spaces) is typically30%occupied~ On­
street parklngonWHfoughby Avenue (17 spaces} is typicaHyS9%
occupied (CBJ April 20rOthrough April 20 II parking surveys). The
temporary surface fot where the subport warehouse used to be Oust
outside the. District) ·rarely·has more- than a few cars parked there
(and RVs in the summer).

On...StreetParking

Struc:turedParking
Sutface .Parking
TOTAL

·Current
Park.ing

45
459

1,797

Futu.re
Parking at

BuildMOut
159

[,58·3
J28

2,070

rcent
ange

250%
245%
-195%

'5%

PlannedparkJng in the future WUloughby District will provi·de 2,070
total spaces, but configureddifferentfythan is currentfy the case. It
yvUI·~elocate9 in Y2 to I stQrybasementsbelqw b·uildings. beJowthe
public plaza, in surface lots tucked behind buHdings t on ...Streettor in
parking garages. The Fireweed P~ace~400 Willoughby BUilding; and
Prospector Hotel all currently have underground or I st floor parking.
Reloc3tingparking in this manner wiH make space available for housing
and mixed-use development as well as a public plaza and more open
space.. It also makes the area more attractive and allows buildings.
rather than parking lots., to be next to sidewalks and at street corners
which prOVides a much n10reincerestingand Uvely retail atmosphere.

There are three issues refated to the change in parking over time.
First, what is a realistic sequence of actions so that demand doesn't
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arise without places to meet it; second what is the right amount of
required parking; and third~ what actions can the City and State take
to manage demand and encourage use of public transportation?

The tvvo (temporary) surface parking areas on the subport prop~rty
accommodate approximately .350 cars and are ne·ver both full. Until
these lots are redeveloped for higher USCt and as long as the
landowner is willing. the parkin.g available can accommodate
WUloughby.Discrict demand as transitions occur. For example, when
the·.CBJends the parking lease that accommodates abo.utl 30 cars to
cr~~te the public plaza adjacent to Centennial Hall and the JACe,
those (displaced' parkers can use the subportpropertya.crossthe
street~ A.s the State Library, Ar.chives and Museum develops the gravel
suriace lott thos·e 'dispJaced i parkers can also use the subpart
property~ If State chooses to remodel the north parking garage
next to the State Office Building to accommodate·a combination of
more parking and offices on top·, this facility takes care of its own
parking needs as well as some of the parking displaced by the public
plaza once completed.

Even with apark.ing demand management program. the need fora new
parking garage will be triggered when the su.bport area redevelops
(the CBJ does not want to accommodateagarageQr·extenslvesurface
parking on the waterfront rn the long term)~ When a new large State
(or other) office bUilding in theWiUoughby District lsconstructed
(Site IO,flgut':e 7) the need foraddltronar structured parking win also
be triggered.

5-scory office bUilding with ground floor retaH at site 10
~>replace the current DE·C, DNR and Public SCifety office

locations, the Zach Gordon Center, andab<lutl60 surface pa.rking
spaces. Th'e n'ew site 10 · add ,000 sf more office space that
currently exists in the bUil.din.gsit ~ r~placingandan

additional 28 tOOO sf for (st floorr,etall or'cuh:uraluses~ Required
parking for site 10 under the current code is 671 p.arking spotsort

under the proposed parkingreducti,on (PD-I) for this 268 spots.

The propose·d park.inggatage across the street (site ,7) i>-~f>~-W'{·:HJ·ifl

house 360 spaces (enough to meet demand and provide some space
for day time event attendees at Andrew Hope,jACC, or Centennial
Han). Other options are the 160 space parking garage proposed for
under the adjacent new public plaza, or Phase 2 of the new CBJ
parking garage at Egan and Main Stree·t. Phase 2 could be accessed
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from Willoughby Ave in the vicinity of the current Archives Building
or from one of the GoldbeftHotel parkrng areas.

The other Willoughby District area with some tricky transitional
parking needs is the FoodlandCenter. There are currently 322
parking spaces in this area supporting about 86;500 sf of retaill
commercial use and I r ,000 sf of residential. This exceeds the
required parking for the area: In the summer the lot can get crowded,
though it fS seldom completely furl.

area is redeveloped with new mixed-use residential
bUil.dlngs (Sites I, 2 and4 t Figure 7) and a commercial building with a
farge ground floor' grocery (Site 5), the total future parkingavaHable

345 spaces.. Of this total parking 190 spaces are under
the three primarily residential building'S (Sites '1. 2 and 4). The
remaining 1.55 parkin'g sp·aces are in one surface lot and on ...screet.
The80J OOO sf of commercial 265 parking spaces
under the current code, or 106 parking spaces under the proposed
PD~ I parking reduction~Accommod.atingparking during the
substantial changes in the way this area works will have to be carefully
thought~outand actively managed during peak usage times.

The CBJ now offers three reductions to required parking in
downtown, Parking District (PD) i ~ which reduces required parking by
60%, PD..2f which reduces it by 30%, a.ndthefee rn ..lieuof parking
spaces option. which, under certain circumstances, all.ows the parking
requirement for new and existing developments to be waived fora
onetime fee.

The PD... I requirements are re·comn1ended for aU land uses in the
District. The CBJ Comprehensive Plan (pageslS... 19) n.otes reductions
as high as one parking space for every four reSidential units may be
appropriate for transit oriented development. These reductions could
be considered though a Bonus System (see section 5.7). Reduced
parking is appropriate here because:

• Existing parking is not fufty utilized now except during events
(like Centennial HaUconvent;ons and Celebration);

(9 S'ome .areas are al read'¥, fun ction ing· with reduced parking. For
example, the 400 Willoughby Buildingt DEC BuildjngJ Public
Safety Building, and Zach Gordon Youth Center shouid have
about 41 0 parking spaces under the current parklng code;
instead th·ere are 250; a 60% reduction. Centennial Hall and the
JACe should have about 150 spaces, instead there are
approximately 40, a 75% reduction;
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• For off hour events there is ample 'parking available in the
district through shared use;

• The 2000 u.s. census shows that from 45 to 60% of residents
in downtown walk to work and are tess reliant on cars;

• The proximity of this area to public transit;

It. The fact that services and goods are within walking distance;
and

e The intent is to emphasize parking demand management and
transit oriented development in the \llilloughby District~

Table 3 shows the minimum number of spaces that would be
required underPD-1 for the Willoughby District; the actual
numb,er of spaces provided atfuUbuild-out is 2,070.

Estimated Parking at
Bun Out per Willoughby

District land se Plan

Under Current Zoning

Under Proposed Willoughby
Distr'ictPD.. I

Number of
required Spaces

1,874

Notes
Based on proposed
land uses, assumes 2
BR residential units

60% reduction

The WHloughbyDistrict presents an opportunity for the CBJ, through
permitting and collaborativeworkwfth the State and others., to
actively reduce single occupant vehicle usage in the area.. The expected
benefits to the community would be a reduction in daily parking
demand, reduction in the land 'and infrastructure costs to provide
required parking, reduced congestion, improved air quality, reduction
in carb.on emissions, and a reduction of the cost for workers to
commute.

As private sector mixed-use buildings are proposed, the State w'ill be
moving fo·rward with remodeling or construction of new offices. and
the feder,tI government will proteedto build a parking garage to meet
itsemployee~$n,ee(Js~BytakingaDistrict-wide approach, the required
parking for each individual project can be reduced and other
developmEant requirements influenced by prOViding:
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State (and other employer) enactment of a van pooling
program including purchase of one or· more vans for ride­
sharing to and from Douglas, the east and west Mendenhall
Valley, and Auke Bay to the major state office buildings in
downtown; The program would also assist employees in
identifying and forming van poOls, and the vans would receive
priority parking spaces in garages or surface parking lots.

~ State (andoth·eremployer) enactmentofa car pooling
program for ride-sh:aring to and from Douglas. the east·and
west MendehhaH Valley~ and Auke Bay to the major state office
buildings in d:owntown. The program would also assist
employees in identifying and forming car Poolsla.nd the cars
would receive priority "parking spaces in garages or surface
parking"."(ots.

~ Providing an adequate number of coveredt secure t bicycle
parking spots, and inclusion of shower faciHties and possibly
locker space in at least one men's and w·omen's bathroom per
bUilding.

• Offering discounted bus passes for commuters (State or other
employer pays diff~rence to Capital Transit) and an
incentive/reward program for :using the bus, such as cash in
place of an employer issued parking pass.

,. Active use of flex work start and end times (e.g. 7:30, 8:00,
8:30arn work start times with relative reave times) to manage
traffic c.ongestion. This would significantly benefit wait times
and lever of service at the 10mand Egan bridge intersection and
throughout town,

tt Devising a progran1 that the CBJ and JACe/Centennial Hall
event organizers help fund thatdtrects an increment of extra
funding to Capital Transit. or a privat,e bus service provider,to
support. a ('JACCyour R.ide" program with event-timed bus
service -to and from JACe and Centennial HafL Four buses
leave from Douglas. the east and west MendenhallValley.t and
Auke Bay ti.med"to arrive for eventtand same buses are. waiting
at JACC:immediateJy after the event to return.

(& C<BJ should identify and work with s:elect landowners tnthe
east and west valley, downtown Douglas and Auke Bay to
secure" outlying currently underutilized parking lots (including
portions of Man parking lots) toestabli.sh parking for a 'Park
and Ride· system. Perhaps the lots owners receive a reduced
property ta,x assessment or a lease payment for facilitating
accomplishment of this public goal.
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During project permitting the developer woufd document their
specific single occupancy vehicle reduction program and its effect on
reducing peak period vehicfeand parking demand. The C.Bj would then
identify any reduction to the parking demand requirements for the
project.

TheCBJAssembly, Planning Commission, other CBJ boards and
commissions, s·taff, the general public, Central.Council THngit Haida
Indians of Alaska~ landowners t and others reviewed and refined this
Plan as itrnbved from draft to final adoption. Portions of the Plan are
adopted into the CBJ Comprehensive Plan as identified below.

49~05'l200 Comprehensive Plan A.mendment.

49.05.200 (b)( I) Plan adopted. There is adopted as the comprehensive
plan of the City and B,oroughofJuneau,that publicationti.tled HThe
Comprehensive Plan of the City and Borough of Juneau, Alaska, 2008
Update~n incruding the follo·wingadditions:

(A) The Juneau Coastal Management Pla.n, dated 1986, as
amended through December 1990;

(8) The Downtown Historic District Development Plan, dated
December 1981; provided that the proposed district
boundaries shall be those established by the assembly under a
separate .ordinance;

(C) The Long Range Waterfront Plan for the City and Borough
ofJu.neau, dated January 22, 2004, as amended;

(D) The Last·Chance·BasJn Land Management Plan, dated May
J978, updated. November· ·1994;

(E) Watershed Control Program ... Salmon Creek·Source, dated
April 1992;

(F) Watershed Control and Wellhead Protection Program .­
Gold Creek'Source, dated November 1994;

(G) Chapter 6 and Plate I of the West Douglas Co.nceptual
Plan, dated May 1997; .

(H)Juneau Non-Motorized Transportation Plan~ dated
Noveniber 2009; and
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(I) Chapter 5 and figures 7 and 8 of the Willoughby District Land
Use Plan; dated May 20 II

This Plan defines the type of development that the City and Borough
of Juneau deslresand will encourage- for the Willoughby District. 't
identifies a sequence of public improvements that will facilitate pri:vate
seccorinvestm'en-t and shows severai developable lots where either
new or remodeled mixed·use buHdingsare de:sired. Chapter 5 also
identifies the generalbuHding and d,evelopment rules that n~~';~'-i~!.f,~l~;!L~J

apply and codified inCBJ Title 49. Procedures
estabHshedin Title 49 will be followed for both private and public
sector development revieWs in- the WilroughbyDistrict.

The Future Developrnent (Build~Out) Scenario (Figure 7) and the
PubHclmprovement and ParkingPlan.(Figure 8) are a bfue..print that
together ilrustrate the capital improvements and types of Jand uses1

buildings andrnvestments needed to achieve Juneau community goals
for this :area.Data on Table 6 estimates construction costs and
investment timing4

EachF-ederat State I City and private sector capital improve-ment or
development project proposed in the WifloughbyDlstrict will be
evaluated by CBJ staff, Planning Commissioners and others to see that
it is consistent with the WiHoughbyDlstr1ct Land Use Plan-

Figures 7 and 8, however, do not tlock-in l the- detaHs~ As Figures 7 and
8 were developed many detaiJedassumptions about buHding size, the
portion of Ist floors dedicated to active uses, bUilding uses and heights.
and other factors were made. This was critical in order to develop a
future plan and build-out scenario that works. The amount of required
parking, number-of parking spaces provided, parking space location
relativ:e- to bUildings,pedes:trianc irculation, Egan Drive ingressand
egress, traffic circulation, number of residential dwelling unlts, location
of different types of uses,possibfe bUilding heights relative to key
viewsheds and light access, and other development details an are
internaHy consistent and meet CBJ codes (per MU2 zoning code
changes proposed herein)~ This level of detailed assumption-making
was also needed to identify individual projects and estimate costs.
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Figures 7 and 8 present a coordinated and cohesive future
deveiopmentscenario that achieves con1munity needs and goals~

However~ flexibiHty is required in applying the Plan over time to future
project and permit reviews in order to reflect current conditions and
the desires of indiv'idual property owners. Jndividualproj-ectswiU
surely vary from exactly is on Figures 7 and 8~

Property owners and devefopers should use this Planasa guideline to
understand what the. community desires to achieve in the Willoughby
District (and what 'will thusbe·easierto permit).

Proposed buifding sizes and footprints will differ somewhat from what
is depicted on Figures 7 and 8. For example, the percent ofa
proposed buildings 1St floor th·at is dedicated to active uses and exactly
where it is located will not be exactly as on Fi.gure 7; what is
important is that buildings be multj ...story; be mixed...use and have some
street-facing active ISt floor uses. The upper floors in new mixed-use
buildings may be a combination of residential, office or hater uses that
are different from what is assu:med on Figure 7 (and Tables I and 6) in
the Plan; what is important is an overall emphasis on mixed-use
development an·d providing significantly more dwelling units that ar·e a
mix of market rate and affordable housing.

Building uses that vary from what is depicted on Figures 7 and 8 can
be ,considered as fongas the use is permi:tte.din the .MU2zoning
district*Forex·a.rnpJe, a 'hotel might be proposed in all ora part of a
mixed use apartment and condobuilding,Flgur~s 7 andSoffers
locations for types of uses that result in a cohesive and. principled
approach to balancing pu.bHc and private space, bUilding scale and
massing proximate 'to open space, orientation of parking, and ensuring
pedestrian and vehicle connectrons to, from and between building and
areas. Most important is accompllshingdevelopment here that
implement's the Willoughby DIstrict Land Use Plan

It is anticipated -chat thisPlan;s adoption process will be complimented
by amendments to the CBJ Land Use Code (Title 49) that are
generaHy described here and will becod·lfied. This will help ensure that
theJ 4 Comprehensive PJanDeveJopmentConsiderations for the
Willoughby District, whrch. identify the pubHcpurposes to be achieved
here, are accomplished.
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A. The following changes are proposed for the MU2 (mi'xed use)
zoning dfstrict~ which corresponds with the boundary of the

a
environment with n ....,..'\Alcrnt:J ,eating. visiting and.other
co.mmerce taking pface; and

2. Parking requirements are reduce.d due toth'ewalkable nature
of the area, the high percentageofwall<.ers that have been
do.cumentedtthe shared parking opportunitles t the new paths and
connections. and the emphasis on transit use and demand
management that the bonus system,publicrmprovements, and
pu.blic policy will provide.

1 B. A bonus system applicable within the WiHoughby District
to aJlowhigher building heighcsin exchange for:

I. A higher level ,of buildrng and Jandscaping deslgn t

2. Provision of publrc amenities and artt and
3. Incorporating parklngTnto and behind stru'ctures.

Financial incentives will be made available to encourage
construction of housing.
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Parking

Building Heights

Setbacks

Lot Coverage

Minimum Lot Size

8uHdingDesign;
Modu'ation,
Facades, Roof Line

MaxirnumDensity

Minimum Density

Parking Demand
Mana.gement &
Public Transport

Construction· of
Housing Units
Land$caping
Public A.rt&
Interpretive Signage

Residentia.l
.. I per I bedroom

• 1.5 per 2 bedroom
., 2 per 3 or 4 bedrooms
RetailiCommerciar
• Iper 300 sq ft gba office

I per 300 sqftgpa librarf~s

Imuseums
• I per 600sq ftgba
Theaters
-, per4 seats
Hotels
.. 1 per -4 unitS

35 ft (up to 4S ftwithheight
bonus)

Front Yard .w- 5 ft
Side Yard·- Sft
Rear Yard ~ 5ft
(front yard subject to pedestrian
amenities bonus; which is not
defined H1 code)
5%
Minimum depth:·SO ft
Minimum width: 50 ft

Bonuspts fora.wnings/canopies

60 units pe r acre
(With bonus up to I 0% orby...right
use)
None

None

None

Bonus ptS available

None

All Land Uses
PDI 60% reduction

35 ft
• Up to 65 ft with height bonus from Whittier

StlWarriorStto Gold Creek
• Up to 50 ft with height bonus from Willoughby

Ave to Whittier St

0", lOft along with the establishment of a build..to Hne

No change

No change

See Willoughby DistrictBonus system

No change

None
Parking reductions possible utifizing Willoughby District
Bonus system (reserved for future policy development
and application)

Financial incentives available for building housing in
Willoughby District
Same

Develop bonus points
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None

R.esldential
e Multi-family, general: I per unit, with 100% in a

covered location

Multi..famHy.senloror physical disabilfty:4or I space
per 5 units. whichever is greater; with 100% fn a
covered location

Commercial
$ Retail sales t auto-oriented servic€s,offices,

groceries/supermarket, -shopping center, financial
instftution: 2 or 0.33 space per 1000 sq ft,whichever is
greater, with 50% in. a covered location

Restaurant
f per 1000 sq ft, with 25% in a cover,ed location

CommunitY: and civic uses
~' Theater/Auditorium: J per 30 seats, With 10% in a

covered location

~ Lfbrat~IMuseurn: 20r tspaceper 1000 sq tt,
whichever is greater, with 25% fn a, covered location

Public parking garages
S% of auto spaces, with I00% in a covered location

Design standards to follow recommendations in the 1997
Juneau Non-Motorized Transportation Plan.
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Parking Resi dential
• f per , bedroom

• L5 per 2
bedroom

• 2 per 3 or 4
bedrooms

Retail/Commercial
• Iper 300 sq ft: gba

office
e I per 300sq ft

gba libraries
Imuseums

$. I per 600 sq ft
gba

Theaters
$. I per 4 seats
Hotels
• I per 4- units
35 ft (up to 45 ft with
hetght bon us)

Altland Uses
PD I 60% reduction

35 ft
• Up to 65 ftwlth height bonus from
@ Up to 50ft with height bonus from WHfoughbyAve to Whittier St

0-10 ft afong with the establishment of a I H II I It%''I'1ld ·1·I'I·H....·t fOf'matted:
·''''.:=«".';'W"'''W''''""~''"''~'~''''''""W«'.'''~'''''''''.'_'".'''"<~'"''''''*''0"«"""'·~"'''''%M''·'''~*'"'''·''''·''·"·'''''·=''X*y'."·,,«",,,,"<~'M=."~W*'h'"H'·""",X''''

No change
No change

No change

None
Parking reductions possible utiIizing VVIHOlJ~hl~vl·I..Jls1tn

development and appIicati0 n) ~~,~ww:(.).,,,t,.?",~rw.,lwa'..A•••~w.w:.~e._a.,,,.:, ...·,·"".w.,wM....'·.·'Nm••'w.'W/M'.~.".,,,w,..,ww.W.••~WN.W".,...=.·.·.'...."M"' .•' •••.,..·•.,_....."·." •.•".~,,•.•"w•."~.,,...,'v·d

60 units per acre
(with bonus up to 10%
or by-right use)
None
None

Front Yard - 5ft
Side Yard -- 5ft
Rear Yard -.5 ft
(front yard subject to
pedestrian amenities
bonus; which is not
defined in code)
5%
Minimum depth: 80 ft
Minimum width: 50 ft
Bonus· pts for
awnings/canopies

~u ildingDesign~

Modulation~

cades, ·Roof line
uir.num Density

inimum Density
arkingDemand
~anagement&
ubHc Transport

Lot Coverage
rnirnUlm lot Size

Landscaping
PublicArt&

erpretive Signage

Bonus pts a.vailable
None
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Unit costs·. used to. prepare ·these cost estimates .are as· follows:
$ Street Improvements =·$1 ~SOO/llneal ft(includes asphalt,

wide· cotored brick or-similar sidewalks, pedestrian scale

lightingt b~nches and .landscaping}
6\ Hardscapepublic plaza ::: $15/sq ft
•. Park and green space vegetation and landscaping =$9/sqft
$ Paved Walkways with lights =$12Isq it
• Benches=$3 tOOOlper
~ Garbage Cans =$I,OOO/per

@ Lighted Bollards =$2,OOOlper
e Pedestrian-scale street lights =$3:-000/per
• Multi;..family residentiaJ -$250/sf
• Structured parking- $120/sf

• Office building - $3001sf

(; Commerc:ial Space • $275/sf
~ Major grocery store'" $2251sf

CentennialHaH addition -$450/s(
e JACC theatre addition -$7.501sf
e Under plaza parking - $1 75/sf
• To represent an average, for residential units at 2­

bedroom, 1,000 sf· unit was assumed.
• Hotel rooms are assumed to be 400 sf.; $300/sf

State Library, Ar<:hlve, Museum
1 Project (SLAM)-

Site 30

Pedestrian Connection South
of SLAM

t.a.ndscaping~ .•.·har.~·. sU.rfaced••·pa·~·.·· •.•I·••5·••• f.e·~t:Vi·tde,
ligtl~l1g·~ndfurnitur.efroJ11·Whi~ierSt(~et:t~:rtfle
A&P·property.

Paved walkway 15 ftwide and 500
ft.long, total 7,500 sqft;·landscaped
area 12 ftwide by 500 ftlong~ total
of 6~OOO·sqft:4 each b~nches.

garbage cans, tights

$126,000*000

$.~72~OOO

x

,x
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Marsha Bennett [marsha9f1ower@yahoo.com]
Thursday, January 12, 2012 9:26 AM

Beth McKibben
Nicole Grewe; Nathan Bishop; Dale Pernula

Comments on Willoughby Plan, ch. 5
Hi Here are my comments on the Willoughby Plan, Chapter 5:

I am primarily concerned with housing and commercial/mixed
use issues and potential scenarios. Like other neglected
areas in other cities, the Willoughby District has
developed some "bad habits" that will be difficult to
change. I think the plan is too vague as to how these
entrenched interests and ways of doing business and living
will transform into a grid and I don't think it is
practical to think about moving Zack Gordon r DEC and other
wel·l constructed buildings simply for the sake of a
"perfect design".

The Willoughby District has developed over time into a
drive through for people shopping at Foodland, surrounded
by long established Salvation Army buildings and related
Polaris House, lower income motel space bebind the
Sandpiper Restaurant and at Gold Creek whic·h cater to
native and out of town small town visitors especially for
Gold Medal basketball and Celebration, but also for
shopping for groceries and other staples l medical
appointments and visiting with relatives. People and groups
in the Native Village on the other end, senior housing and
Andrew Hope buildings interact with the motels, services
for youth the poor and mentally ill, and Salvation Army Hq ..
and thrift shop .. Out of town people shop at the thrift
store and go to services at the Salvation Army church.

All of these buildings and institutions revolve around the
Nat~ve Village and help serve its youth r seniors and many
activities at the Andrew Hope building including
conferences, food service and weekly Bingo games. The main
institutions serving the social and cultural needs of
Tlingit people are housed at the Andrew Hope Building ..
These are the non-profit corporations set up with the
Native Claims Settlement Acto They are key to the well
being of all native people here in Juneau and allover BE

Alaska ..



This network of activities and people is close to the
Alaska State Museum and interacts with that institution and
the City Museum staff, public and activities. Native
financial support has kept Fireweed Place for Seniors
viable. Artists and CEOs come and go at the JAHC and at
Centennial Hall. ANB Hall is used by Celebration every
other year and for Jazz and Classic's first night Jazz·show
each year. The Thanksgiving Public Market spills over here.

This area is the original settlement of native
Tlingit population in Juneau and is linked to all the
villages in SE Alaska, and to arts and entertainment
groups allover Juneau. It dates back at least to the
early gold mining era in Juneau, circa 1898, when
Tlingits began leaving Auk Village to work in mining.

These networks of people and activities go on and connect
with Foodland shopping, but rarely with the Sandpiper
Restaurant, other restaurants in the area, KTOO or the
public buildings and public servants who work in the area.
Corporate Hq. of Sealaska is. a few blocks away. Goldbelt
Hotel and fishing charters across the street serve locals
and tourists from allover the world.

DEC, Centennial Hall and SOB public servants utilize the
restaurants and· lunch counters at Foodland and Home Grocery
or walk to stores and other activities in the downtown
Front-Main-Seward Street areas, or eat at the top of the
SOB.

Planners see this area as a place full of parking lots and
fail to see how people use this area, their home and the
location of all their visiting, shopping, creativity and
native organization, where their seniors live close by so
they can visit them and keep families together.

I support all the housing possibilities and street and
public space planning that went into this plan. But this
is not Salem, Oregon, an almost totally homogeneous town
and fellow state capital city. I lived there as an
undergraduate. I like the changes that have occurred
there but feel they would be inappropriate and too



rigid for the relaxed style of living that has
dominated this area for generations.
Zack Gordon Youth Center deserves to stay where it is and
where millions have been spent to provide youth of the area
a home away from home. How does this differ from older
churches in downtown locations?

New or expanded housing around the Foodland Shopping Center
would benefit all of Juneau. But suggesting that Foodland
should become a Whole Foods store topped by apartments
fronting Willoughby seems a bit over the top. It works in
Salem and Portland but is too much of a stretch for Juneau.

Here buildings are used and reused, upgraded but rarely
demolished. Building new is one building at a time. Even
if another corporation buys Foodland I doubt they would
tear down the building or change the configuration of the
property much. Look at Mendenhall Mall that sold a few
years ago. A new paint job maybe and changes in tenants.

That is all.

All the emphasis on street and green space improvement is
the easy part. Getting private businesses to build the
apartments and lofts and condos envisioned is going to need
coordination. Either a Tzar appointed by the Assembly or a
dedicated staff person (like Ben Lyman for the parking
initiative) needs to be involved for more than token effort
by developers. Even with a designated coordinator, new
housing in the area (which in my mind is going to have to
happen first for new commercial enterprises to spring up)
will be patchy.

And the easygoing style of life that is there should NOT be
overlooked or discounted. It needs to be recognized and
respected. If it is not then tensions and opposition are
sure to follow. A 20 year horizon may be realistic, but the
process needs to recognize who lives here and how people
come and go. It is under most planner's radar, but alive
and well just the same.




