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INTRODUCTION

The Phase I Development Plan is a key
element of the CBD Comprehensive Develop-
ment Plan. This Phase I Development Plan
is intended to serve three functions:

® To assist decision-makers in forming
policies for dealing with immediate
actions that can have a profound impact
on the future of downtown Anchorage.

e To call upon inventory and synthesis
findings that have a bearing on the
above-mentioned short-range policy
decisions, as well as on longer-range
issues.

e To recommend that these policy de-
cisions be approached from a compre-
hensive development planning perspec-
tive -- rather than on the individual
merits of a particular project -- even
if this requires postponing the imple-
mentation of certain early action
programs.

Timing and Scope of the Plan

Time has been of the essence in prepara-
tion of the Phase I Development Plan.

The Phase I Development Plan is based

on the initial three-month study effort,
marked by a first series of meetings

held with key public and private interest
groups in late November 1981 and a second
series of meetings held in January 1982.
The abbreviated time schedule for this
very important phase of work was mandated
by the significance of decisions that

had to be made quickly. Examples of

such decisions that could not be post-
poned include:

8 The location of a State Office Com-
plex that will ultimately house 2,800
employees.



¢ The Tocation and program of a down-
town retail complex, whose presence
will play a crucial role in main-
taining the viability of the CBD.

® How best to address a critical and
immediate parking shortage while
improving the downtown environment.

o Whether or not major public construc-
tion projects should proceed according
to preliminary plans or await inte-
gration with the Comprehensive Devel-
opment Planning strategy that will
emerge later in the planning process.

Phase I Study Area and Target Year

The CBD Comprehensive Development Plan .
will encompass the area bounded by 1st /
and 9th Avenues, the Alaska Railroad /
right-of-way and Ingra Street. How- ﬁ;}'
ever, since the most immediate policy v.
decisions center on the CBD core area, /

the focus of the Phase I Development //'

Plan is on a smaller area, generally .

bounded by 3rd and 8th Avenues and G xﬁ..._......._.._.._...._.._..
and Cordova Streets. The relationship
of the two areas is depicted graphically

in Figure 1. The Phase I Development Figure 1. Comparison of large Comprehensive
Plan concentrates specifically on actions Development Plan study area with core area
that can or will be realized within the focus (inner rectangle) of Phase I Develop-
period between now and 1985. ment Plan :

Overview of Key Findings

Economic Prospects. The office and
hotel sectors appear to have good pros-
pects for continued expansion through the
Phase I development period. The housing
sector could blossom or remain stagnant
in the CBD, depending on many local and
outside factors. The retail sector is
in need of immediate attention if
existing facilities are to be maintained
or augmented. The Phase I Development
Plan's proposed retail complex

addresses this need.




The extent of projected development
potential and some of the factors on which
it is contingent are noted in the para-
graphs that follow:

Office. Demand for office space in
downtown Anchorage by 1985 is projected
at between 770,000 and 1,300,000 square
feet.l The higher figure would be con-
tingent on the Municipality's assistance
in land assembly; the availability of
publicly-funded parking; and an ex-
pected increase in land cost at com-
peting locations, (i.e., Midtown and
other areas)(Figure 2).

Hotel. Downtown Anchorage can suppor
an additional 700 to 1,100 hotel rooms
by 1985, according to the projections.
Development of a major hotel complex
outside the CBD and a lack of downtown
parking facilities would make the lower
figure the more 1ikely of the two. The
development of publicly-funded parking
facilities, an aggressive and successful
- marketing program for the Convention
Center, and availability of prime de-
velopment sites through public
assistance would increase the number
of hotel rooms that could be developed
downtown (Figure 3).

:

Residential. The supply of new down-
town residential units between 1981 3
and 1985 could range from 0 to 1,000.
The attractiveness of the downtown en-
vironment as a place to live, land
assembly assistance, the availability
of adequate parking, and state-funded
low-interest financing programs would
all foster the development of more
housing downtown (Figure 4).

lSource: Gladstone Associates, January 1982.
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Retail. The amount of retail space

in downtown Anchorage in 1985 can vary
considerably from what now exists.

On the Tow end of the projections,

the CBD may lose up to 125,000 square
feet of retail space including the

loss of one of the two existing depart-
ment stores to a competing area. On
the high side, the CBD would gain as
much as 370,000 square feet, including
120,000 square feet of department store
and up to 250,000 square feet of
specialty stores above and _beyond
existing retail facilitiesl (Figure 5).

Without public assistance to foster
private retail development downtown,
a regional shopping center is 1ikely
to be developed in a competing area,
possibly inducing one of the existing
downtown anchor stores to relocate
away from the CBD. Public-private
cooperation, however, could lead to
development of a climate~controlled
retail center in the downtown area,
with both an additional department
store and specialty retajl stores.
The development of publicly-funded
parking (see Section III) will be
necessary to carry this out.

Parking. Downtown Anchorage faces

a serious parking shortage in the
Phase I Development Plan period. Both
state and local resources must be put
to work to offset this deficit. The

State of Alaska has committed $10 million

to assisting the Municipality in de-
veloping parking for the downtown area.
It is understood that an additional

$16 million is also available directly
through the Municipality for parking
structures. The Phase I Development
Plan identifies the areas in which
public parking must be immediately
provided.

1Source: Gladstone Associates,
January 1982.
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Capital Improvements. The Municipality
of Anchorage has plans to invest $234
million in numerous projects. Some

of these programs in the CBD core area
should proceed as planned; some pro-
grams outside of the CBD, which promise
to have 1ittle impact on CBD planning,
should also proceed as planned. However,
several programs and projects within

the CBD must be coordinated with other
programs and projects if the full value
of their investment is to be realized;
these should await completion of perti-
nent Phase Il Comprehensive Develop-
ment Plan elements before being im-
plemented.

Overall Development Pattern. Develop-
ment in downtown Anchorage today is
fragmented and lacks a central focus.

A primary message received from both

the public and private interest groups
is than an organized, integrated devel-
opment pattern is favored. All specific
Phase I Development Plan recommendations
build toward such a coherent long-

term development pattern.

Goals and Objectives.  The generalized
goals and objectives for CBD develop-
ment, as set forth by the Municipality
of Anchorage, have crystalized during
the public participation program. The
relationship of the general goals and
objectives -- and the more detailed
goals and objectives that have emerged
to date during the study -- to specific
recommended plan elements and the asso-
ciated action program is shown in the
Phase I Goals and Plan Elements Table
which follows the conclusion of the
summary.




CORE AREA DEVELOPMENT STRATEGY

The Phase I Development Plan strategy for
core area development includes the
following elements:

@ State Office Complex

8 Retail Complex

o Core Area Parking Program
e Traffic Management

e Cultural Facilities (Convention Center,
Performing Arts Center and Museum
Expansion)

o Core Area Pedestrian and Open Space
Elements

Figure 6 notes the locations of the vari-
ous Phase I Development Plan elements.
For certain elements, such as the parking
structures, locations are generalized
rather than specific, in anticipation

of more detailed development feasibility
investigations that must be undertaken.
The Plan elements, most of which are
covered in more detail in other sections
of this document, are briefly profiled
below.
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State Office Complex

The State Office Complex will ultimately
encompass 639,000 square feet and house
2,800 employees and, thus, will be a major
factor in the distribution of employees
throughout the CBD. Three sites were
investigated and evaluated (Figure 7),
Site 1 being initially proposed by the
state, and Sites 2 and 3 being suggested
by the Municipality.

The three sites were analyzed from the
standpoints of site characteristics /;
(viewed independently from the rest of . ?
downtown) and of urban context (taking e i — .__L.
into account downtown development patterns, tf
adjacent uses, traffic, influence on re- a
tail trade, etc.). The results of the

comparative analyses were that:

)
!
l
!
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8 Site 1 would concentrate an excessive Figure 7. Alternative State Office
number of employees near the existing  compiex sites
federal office complex, with attendant
traffic impacts and little relation-
ship to the existing retail district.

Furthermore, residents south of the
park strip had concern over the inten-
sification of development near their
neighborhood. The site's ability to
be developed independently of other
CBD programs was its primary advantage.

9 Site 2 was found to offer good acces-
sibility, a good relationship to
existing and future retail areas
(assuming its development would be
coordinated with retail complex devel-
opment), and stimulation of a blighted
area. Its primary drawback was found
to be its geotechnical condition, due
to its proximity to the buttressed
area, with implications on the future
expansion of the complex.

s Good accessibility and the potential
for expansion to the north were among
the primary attributes of Site 3. In
addition, a state office complex on
this site could function as an anchor
to the proposed retajl complex. Its
geotechnical condition, in preliminary
investigations, appeared to be similar
to that of Site 1; potential reloca-
tion impacts were determined to be



less extensive than those at the other
sites. Its assessed value was the
least of the three sites.

An additional comparative analysis was
conducted by the Municipal Planning
Department, expanding on the consultant
team's analysis with special concentration
on geotechnical factors. The report,
"Site Analysis of the State Office Complex
Alternatives," recommended Site 3 "on the
basis of land use, downtown development
policies, transportation, and known
geotechnical information."

Retail Complex

Existing retail facilities are found primarily
on 4th Avenue between Barrow and I Streets,

on 5th Avenue between Denali and I Streets,
and on 6th Avenue between € and F Streets.

The most intense retail areas are situated

on the above-mentioned Avenues west of

C Street.

In an effort to strengthen existing retail
facilities and make them more attractive,
proposals have been considered for side-
walk amenities, additional landscaping,
more off-street parking, and coordinated
appearance improvement programs. All of
these appear to be sound proposals and are
discussed elsewhere in the Phase I
Development Plan Summary.

However, economic projections show that,
notwithstanding these improvements, down-
town Anchorage may possibly lose one of the
two existing department stores as well as

a portion of the existing retail tenant
stores in the absence of a new, attractive,
climate-controlled retail complex. The pub-
1ic participation program yielded support
for the concept of such a retail complex,
provided that it enhances the strength of
existing retail facilities. The success

of such a complex is contingent on the
following factors:

@ Direct tie with existing anchor stores
(J. C. Penney and Nordstrom) and key
existing tenant stores



Land assembly
Adequate and convenient public parking
Easy auto and transit access

A location central to major people
generators, (employment centers,
attractions, cultural facilities, etc.)

e Incorporation of recreational and
after-hours features in the complex

¢ Immediate implementation so as not to
risk a loss of existing downtown retail
facilities (see economic projections
in previous section).

Importance to CBD. Retail development can
be viewed as the "glue that binds a downtown
together." 1In a climate such as that of
Anchorage, a successful retail complex re-
quires not only a lively and varied street
scene, but also climate control to encourago
impulse buying in comfortable surroundings
year-round. Cities that have achieved this
include Minneapolis, Montreal, Spokane and
others.

Design Options Based on the criteria for
a successful downtown retail complex that
were set forth above, new retail develop-
ment must relate directly to existing
retail facilities. Therefore, the two
existing anchor stores, J. C. Penney and
Nordstrom, should be viewed as anchors
for the new retail complex and strong
connection to existing retail areas on
4th, 5th and 6th Avenues should be
established. Several options have been
explored (Figure 8).

Option A. Expansion to the West.
The substantial amount of new
construction west of J.C. Penney
would prevent any new retail
development beyond the one block
immediately adjacent to the
existing store (Block 51).

2R AVE.

A4TH AVE,

5TH AVE.
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Figure 8.
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Option B. Expansion to the South.
Although the blocks immediately

south of the Nordstrom store appear
upon first Took to be good candidates
for retail development, being oriented
toward employee concentrations at the
soon-to-be-completed ARCO and Hunt
Towers and the existing federal com-
plex, retail expansion in this
direction would isolate the J.C. Penney
store to the northwest. The presence
of the J.C. Penney garage to the south
of the store precludes the store's 1ink-
age with the complex, unless the garage were
to be demolished (creating a major loss
in downtown parking). Other drawbacks
to this option are the isolation of

the existing retail facilities along
4th and 5th Avenues, including the
relatively new Sunshine and Post Office
Mall developments; its isolation from
major civic and tourist facilities,
such as the new Performing Arts Center,
Convention Center, and all major down-
town hotels; and its potential traffic
and related impacts on the park strip
and the area to the south.

Option C. Expansion to the East. Ex-
pansion of retail to the east of the
J.C. Penney store and immediately north
of the Nordstrom store can continue

up to three blocks, engaging the pro-
posed State Office Complex (and, beyond
that, the Sheraton Hotel) on the east
side. Thus, in addition to anchor stores,
the complex would be further anchored
by major concentrations of people to
both the east and the west -- a
necessity to a successful retail devel-
opment. In addition, adequate land
appears to be available in the vicinity
of A and C Streets north of the site
for possible conversion to parking that
could "feed" the complex from the north.

10



Option D. Expansion to the North.

The blocks north of the Nordstrom store
also appear to be good candidates for
retail expansion, using the Sunshine
and Post Office Mall buildings as
anchors on the north. However, since
expansion would be 1imited to the two
intervening blocks, this option appears
to have better potential as a later phase
adjunct to Option C, which offers the
best combination of employee adjacency,
accessibility, visibility and available
area.

Recommendations. The final configu-
ration of the downtown retail complex
should be determined in conjunction with
other factors, such as the location of
the State Office Complex, the location
of the public parking structures,

and other factors. It would seem most
prudent to view expansion in both a
northerly and easterly direction as the
ultimate goal.

A first step in the land assembly process,
on the assumption that State Office complex
Site 3 is adopted, would be the acquisi-
tion of the three blocks bounded by D and
A Streets and 5th and 6th Avenues (Figure
9). This would allow tie-in with the
existing J.C. Penney and Nordstrom stores
and would establish the State Office com-
plex as a major people-generating anchor
at the east side of the project. Later
Tand assembly activities could concentrate
on the two blocks north of 5th Avenue be-
tween C and D Streets.

Parking Program

The Inventory and Synthesis section of
this document examines and analyzes the
dramatic parking shortage that will affect
downtown Anchorage within the Phase I
planning period. The shortage can be
attributed to four factors:

e Extensive new development in the CBD,
particularly west of E Street (much
of it not yet occupied) creates
additional demand for parking.

o New development projects provide for only
a small fraction of this demand with on-
site parking supply increases.

o New buildings themselves are utilizing
sites that were once surface parking

Tots, in many cases. 11
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® An understanding on the part of de-
velopers that new parking would be
provided by the public sector has
not been realized.

Long-Term Possibilities. At some point in the
future, there may be merit in considering pol-
icies where the public and private sectors
would share the cost of new downtown parking or
in new transit technologies that would reduce
the need for new parking. However, regardless
of long-term policy decisions, downtown
Anchorage must abate a short-term park-

ing deficiency in order to assure the
continuing viability of downtown as a
regional, multi-use center.

Area of Greatest Need. Three areas

(Figure 10) have been identified as

having the greatest immediate need

for additional parking. Area 1 will

be influenced greatly by the proposed

State Office and retail complexes in

the Tatter part of the Phase I planning

period, in addition to pressures exerted .
in connection with the recently com- ,/
pleted Federal Office Complex and other 7/
nearby projects. The opening of /
Resolution Tower and other projects ya
in the L Street corridor will greatly ya
affect Area 2, which already experi- .
ences deficiencies in parking supply. *ﬁ""'“““';
Area 3 will experience tremendously 0
increased demand for parking with the
opening of the ARCO and Hunt Towers
in the next two years.

House Bill 50, passed in 1981, earmarked
$10,000,000 to assist the Municipality in
construction of a parking structure in the area
identified in Figure 10. In addition to this
amount, the Municipality has assigned
$16,000,000 for additional parking faci-
lities in the CBD. One of the key objectives
in developing parking structures is that
parking be used as a tool to stimulate new
development, not merely follow existing
development. This total funding of
$26,000,000 could account for con-

struction of 2,000-2,600 parking

spaces, not including land cost.

This would still fall short of

12



totally satisfying demand that is projected

to exceed capacity by over 3,000 cars in

1985. Proposals such as residential
parking permit programs will only make
the need for new CBD parking facilities
more pressing.

Relationship to Access Routes. Ideally,
parking sturctures should be situated
along travel corridors of high capacity,
on the fringe of the areas of most
intense development.

Design Factors. The parking struc-
tures should have the potential of
grade-separated linkages to major
developments, such as office buildings,
hotels, and retail developments.

Also, in response to the Municipa-
lity objective that the pedestrian
environment be varied and stimulating,
the street level of these struc-

tures could feature mixed-use con-
figurations with retail, restaurants,
and similar uses.

Traffic Management

It is projected that substantial
additions to existing traffic capa-
city will be needed in key areas due
to extensive new development.

A program of traffic management should
be undertaken in concert with an
overall downtown development planning
concept so that maximum value can

be derived from these improvements
while mitigating potential adverse
impacts. A key ingredient in the plan
for traffic management will be the
Tocation and capacity of parking
structures, as well as Tlocations

of employee concentrations in the
years ahead.

Options. The number of continuous
east-west routes through the study
area is limited to 3rd through 6th
Avenues. There are more north-south
streets than east-west streets, but
only half of these cross the park
strip. The continuation of A

Street south of 9th Avenue to form

13



the northbound segment of the A/C
Street couplet should significantly
enhance the northbound flow to the CBD.
This project has recently completed the
environmental clearance stage and is
scheduled for implementation in the
mid-1980's.

Possibilities for expediting east-
west traffic through the Anchorage
CBD include:

® Continuation of the 3rd/4th Avenue
couplet west of C Street to L Street

e Development of a 7th/8th Avenue coup-

let west of C Street to L Street

o Additional traffic lanes on either
7th or 8th Avenues with elimination
of on-street parking

The above potential capacity improvements

are depicted graphically in Figure 11.

Community Input. In general, north-south

improvements are not favored by the
communities to the south because they
tend to increase vehicular movement
in residential neighborhoods to the
south. Improvements to the east-
west corridors are likely to be op-
posed by communities to the east of
the CBD for similar reasons.

Findings. Since the 5th/6th Avenue
couplet is expected to experience
demand well over its capacity in the
near future, supplementary major east-
west travel corridors must be provided.
So as not to preclude the possibi-
lity of a 3rd/4th Avenue couplet
extension west of C Street, it is re-
commended that sidwalk widening and
other pedestrian amenity programs
affecting 4th Avenue await traffic-
related policy decisions that could
cause modification of their designs.

Cultural Facilities

Plans have been finalized for the

Convention Center, are nearing completion

for the Performing Arts Center, and

are in an early stage for the expansion

of the Historical and Fine Arts Museum.
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Figure 11. Traffic management options
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These three projects together (Figure 12)
will account for a total investment of
over $83 million for new downtown Anchorage
cultural facilities. It is assumed that
the Convention and Performing Arts Center
projects are proceeding as planned and
designed.

The Historical and Fine Arts Museum is con- //

.

sidering an expansion of its current
facilities on land currently under Museum
control to the south of the existing facility.
Recently, the possibility of the Museum's
expansion into the adjoining block to the
west, currently occupied by the Public Safety
facility, has been under discussion. This
lTatter block is critical to the Phase I
Development Plan for the following reasons:

® It occupies a key position between
the Federal O0ffice Complex and the
proposed State Office Complex Site 3.

e It provides the major linkage between
Federal employee concentrations and
the area proposed for joint develop-
ment of a retail center.

® It has potential to accommodate a
parking structure, due to its
excellent access from A and C Streets
and 6th Avenue, and is within the
HB 50 area.

In view of these factors, possible expan-
sion of the Museum to the west should
offer the options of 1) providing a
future north-south pedestrian connection
and, 2) providing parking that could be
used jointly by Museum visitors and retail
customers.

Pedestrian and Open Space Elements

The Inventory section of this document
identifies major open spaces in the
Anchorage CBD, which tend to be oriented
toward the edges of the area. The public
participation program revealed that more
"people places" in the CBD core area are a
major desire of residents and interest
groups. In addition, solar orientation,
view preservation, a human scale for struc-
tures, and a more attractive, landscaped
environment were presented as important
objectives with bearing on open space.

15
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Opportunities for significant pedes-
trian and open space amenities are in-
herent in several of the major Phase

I programs and projects, including
development of the State Office and re-
tail complexes, the linkage between
the retail and federal office com-
plexes through the hinge block now
used for the Public Safety facility,
and connections between recommended
parking facilities and nearby office
and hotel developments. Inherent in
all of these projects is the oppor-
tunity to develop a pedestrian en-
vironment, separated from vehicular
circulation either by landscaped
buffering or by grade separation.

In view of the winter climate in
Anchorage, consideration should be
given to the concept of operable
enclosures for key linkages in the
pedestrian network, whereby passage-
ways could be open in mild weather and
protected in inclement weather.

Detailed recommendations for speci-

fic open space and pedestrian-orien-
ted projects will be generated in the
Phase II Development Plan. However,
preliminary concepts have been develop-
ed for local review in conjunction with
objectives expressed in the public par-
ticipation forum. These concepts
include the modification of public
rights-of-way for a continuous, plaza-
1ike effect along primary east-west
streets, alternating plazas from one
.side of the street to the other on
selected north-south streets, re-

vised setback and profile standards

for major new buildings to create
building "envelopes" more conducive

to view preservation and pedestrian
area solar exposure, and the need to
coordinate pedestrian Tinkages in the
CBD core with major open spaces at the
CBD periphery. Preliminary locations

of these features are noted in Figure 13,

16
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Figure 13. Locational Opportunities for Potential Phase I

Pedestrian/Open Space Concepts

Modification of Public Rights-of-Way.
The 60-and 80-foot rights-of-way major

east-west streets in the CBD can be rede-

signed so as to enhance the amount of
open space available to pedestrians

on the north (sunny) side of the street.
Figure 14 summarizes some of the
available options. These changes

can be made without loss of traffic
capacity, although some concepts
presented for consideration involve
the phased removal of some on-street
parking as convenient new off-street
parking is introduced. The net

effect of any of these proposals would
be to convert downtown sidewalk areas
into landscaped, linear plazas while,
at the same time, improving the

visual image of downtown Anchorage to
motorists.
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Selected discontinous north-south streets
that carry little traffic, such as Barrow,
D, F, H and K Streets, can receive a similar,
but alternating, treatment. In these cases,
the widened sidewalks/plazas can alternate
from one side of the street to the other.
With this technique, both morning and
afternoon sun can have continual contact
with greenery. Also, sight lines de-
emphasize the continuity of the pavement,
instead emphasizing landscaping that appears
more extensive than it really is. This con-
cept is illustrated in Figure 15.

Revised Setback and Profile Standards.

Major new buildings in the CBD, including
public projects (such as the State Office
Complex and proposed parking structures)

and private projects (such as the proposed
retail complex and proposed office develop-
ments), can be designed to conform to

more stringent setback and profile standards
than those that apply to most private-
sector projects.

Figure 15. Alternating plaza
concept for selected north-south
streets

Modified setback standards, which are
presented in conceptual form in
Figure 16, can be placed in effect at \
key blocks where significant views ) E
are present (see Figure 13). Under L W o e =+l U S ey Y
current zero-setback standards, these % fed — pREA of EXPANDED ViEl
views might be significantly reduced. ) ;f WITH STEPPED SE

: A Y

%, ;
Current zoning code standards allow full A
site coverage up to three stories; above N HE
that height, development must be in towers \
conforming to certain limited dimensions. Azgggé
An alternative stepped building profile Aéé

(i1tustrated in conceptual form in the
right side of Figure 17) could allow
greater height along the full east-west
building length in exchange for dimin-
ishing north-south building width with
consecutive floors. A maximum angle would
not be exceeded, so as to allow more sun-
1ight on pedestrian areas. OQOther
Timitations might be placed on allowable
bulk in order to preserve views and avoid
monolithic appearance, so long as the
total allowable building "envelope"

would be comparable to that permitted
under the current code. concept.

N\

2.

| ViEW Corpitork STREET

Figure 16. Stepped building setback
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Reciprocal Easements. Opportunities
exist on the south side of new, large
projects to consider reciprocal ease-
ments. Under this concept (illus-
trated on the left side of Figure 17),
a developer would allow public use of
a widened sidewalk at street level by
granting an easement on his property.
In exchange, he would be permitted to
build over public rights-of-way above
a certain height. 1In order to be
effective, this concept would have to
be implemented only under one or more
of the following circumstances:

1) where large projects encompass an
entire block (i.e., from one avenue
to another); 2) where projects span
the entire face of at least one block
(i.e., one side of an avenue from one
street to another); or 3) where large
projects on opposite sides of an
avenue can be coordinated. Also, there
may be structural implications that
would have to be resolved prior to
adoption.

Corner Plazas. In order to take advan-
tage of southern solar exposure,
additional incentives might be
considered through the bonus point
system for corner plazas on the
southwest and southeast corners

of major new projects (illustrated
conceptually in Figure 18).

ELEMENTS TO AWAIT PHASE IT PLANNING

Several projects and programs
currently envisioned in the
Municipal capital improvements
program, if implemented prematurely,
could significantly restrict

options for future development.

In some cases, opportunities for
the greatest public benefit per
dollar spent may be missed; in
other cases, locational and design
decisions, as with a proposed Town
Square, for example, can create
impacts that may be irrevocable.
Such decisions, therefore, should be
made in light of the specific long-
range plan for CBD development,
currently in preparation.

PRIVATE EASEMENT

EXISTING HEIGHT LIMIT FoR ——y
PULL‘5HE-COVEZAJE |

|

1
BLE &LASS
NS Eﬁipauza L“'
i

PUBLIC BASEMENT

l PUBLIC RO l

€~ NowreH

Figure 17. Stepped building profile
concept
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The specific projects that are recom-
mended to be coordinated closely
with the forthcoming Phase II plan
include:

¢ Downtown Pedestrian Amenities Program

e F Street Mall
e Town Square Acquisition

8 Museum Expansion (see previous dis-
cussion under Cultural Facilities)

o Historic Anchorage Railroad Town
(historic preservation concept)

® Park Strip Enhancements

Table 1, referenced to Figure 19, sum-
marizes the various elements of the
Phase I plan in conjunction with spe-
cific goals and objectives for the CBD
and indicates the interrelationship of
these projects and programs with com-
ponents of the Phase II plan.

CAPITAL PROGRAMS INDEPENDENT OF OTHER
DOWNTOWN PLANNING COMPONENTS

Among the proposed Municipal capital
programs are projects that are inde-
pendent of other major downtown de-
velopment plans enumerated above.
Since they could be implemented re-
gardless of the status of such pro-
grams as parking structures, cultural
facilities, and other components of the
Phase I Development Plan, it is recom-
mended that these projects proceed as
planned and scheduled. They include:

¢ The Gateway Drive landscape im-
provements along Minnesota Drive
from the airport at 9th Avenue

® Cemetery upgrading

e Ship Creek Overlook (has been de-
signed; preliminary plans for
Coastal Trail include integration
of this project with other downtown
area attractions)

s Hill Building Acquisition
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NEXT PHASE OF STUDY

Phase II project activities concentrate
primarily on the target years of 1986 to
1990 and beyond. Preliminary background
data generation and planning concepts
for the Tong-term future of downtown
Anchorage have already been initiated.
Specific tasks that are under way
include:

# Analysis and forecasting for
Phase II, including projections
of long-term market potential
for office, retail, hotel, and
residential development.

8 Needs assessment for Phase II,
the conversion of projections
into programmatic, locational,
and design guidelines, in con-
Junction with local goals and
objectives.

¢ Preparation of Phase Il develop-
ment plans for public review and
comment.

® Refinement of Phase II plans in
response to public feedback and
final documentation of develop-
ment plan.






