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T H E  A N C H O R A G E  O F F I C E  C O M P L E X

I N T R O D U C T I O N

T h e  D i c k  F i s c h e r  D e v e l o p m e n t  II p r o p o s a l  for the S t a t e  o f  Al a s k a  

A n c h o r a g e  O f f i c e  C o m p l e x ,  d e s i g n e d  by the l o c a l  a r c h i t e c t u r a l /  

e n g i n e e r i n g  f i r m  of W r i g h t  F o r s s e n  A s s o c i a t e s  of A n c h o r a g e  and 

S ea t t l e ,  w a s  n a m e d  w i n n e r  of a n a t i o n a l  c o m p e t i t i o n  for the n e w  

A l a s k a  S t a t e  O f f i c e  B u i l d i n g  in A n c h o r a g e ,  Alaska. The f i r m  was 

a w a r d e d  the a s s i g n m e n t  by the S t a t e  D e p a r t m e n t  of A d m i n i s t r a t i o n  

to d e s i g n ,  d e v e l o p  a n d  c o n s t r u c t  the g o v e r n m e n t a l  f a c i l i t y .

O t h e r  t e a m  m e m b e r s  i n c l u d e  M o r r i s o n  K n u d s e n  C o n s t r u c t i o n  Co m p a n y ,  

M c K i n s t r y ,  Inc., M e c h a n i c a l  C o n t r a c t o r s ,  a n d  C o c h r a n  E l e c t r i c .  

C o n s o l i d a t i n g  so m e  t h i r t y - s e v e n  o f f i c e s  h o u s e d  t h r o u g h o u t  the 

A n c h o r a g e  area, the f a c i l i t y  w i l l  c o n t a i n  n e a r l y  four h u n d r e d -  

s i x t y  t h o u s a n d  s q u a r e  f e e t  of s p a c e  a n d  p a r k i n g  for o n e - t h o u s a n d  

v e h i c l e s .

L i m i t e d  in h e i g h t  d u e  to its p r o x i m i t y  to a m u n i c i p a l  air p o r t ,  

the b u i l d i n g  is e l e v e n  s t o r i e s  a n d  o c c u p i e s  s i x t y - f i v e  p e r c e n t  of 

a two b l o c k  s i t e  on the e a s t e r n  e d g e  o f  the A n c h o r a g e  d o w n t o w n  

core. T h e  b u i l d i n g  is c o m p o s e d  of p o l i s h e d  a n d  t e x t u r e d  granite, 

p o l y c h r o m e d  glass, a n d  c o p p e r  a w n i n g s  o v e r  a s t e e l  a n d  c o n c r e t e  

f r a m e d  s t r u c t u r e .

T h e  b u i l d i n g ' s  c u r v e d  g l a s s  e n t r y  f a c a d e  w i t h  a g r a n i t e  c o l o n a d e  

base ope'.s o n t o  the e n t r y  plaza, d r a m a t i z i n g  the p r i m a r y  

e n t r a n c e ,  a n d  is o r i e n t e d  to a n a t u r a l  p e d e s t r i a n  l i n k  to n e i g h­

bo r i n g  g o v e r n m e n t  f a c i l i t i e s .  The d e s i g n  i n c l u d e s  s e v e r a l  m a j o r  

o p e n  s p a c e s ,  a l l  o r i e n t e d  to m a x i m i z e  s o l a r  e x p o s u r e .  T h e  s o u t h­

we s t  e n t r y  p l a z a  is l i n k e d  to a f o u r t h  l e v e l  l a n d s c a p e d  p l a z a  

s u r r o u n d e d  by d i n i n g  f a c i l i t i e s .  A m a j o r  l a n d s c a p e d  a r e a  on the 

r e m a i n i n g  s i t e  to the e a s t  f e a t u r e s  a c i r c u l a r  e l e m e n t  t h a t  can 

be u t i l i z e d  for s k a t i n g  in the w i n t e r  a n d  an a m p h i t h e a t e r  in the 

s u m m e r .

S p e c i a l  a t t e n t i o n  was g i v e n  to the b u i l d i n g ' s  s t r e e t  s i d e  e l e­

m e n t s  to i n t e n s i f y  r e t a i l  a c t i v i t i e s ,  p r o v i d e  h u m a n  scale, and



p r o v i d e  a v i t a l  l i n k a g e  to o t h e r  p r e s e n t  a n d  a n t i c i p a t e d  d e v e l o p­

m e n t s  on a d j a c e n t  b l o c k s .  V i r t u a l l y  t h e  e n t i r e  b a s e  of the 

b u i l d i n g  w i l l  be p r o t e c t e d  f r o m  the e l e m e n t s  t h r o u g h  the use of 

a w n i n g s  a n d  s e t b a c k s .

The a r c h i t e c t u r a l  d e s i g n  t e a m  c r e d i t s  the s u c c e s s f u l  d e s i g n  to a 

c l o s e  a n d  i n t e n s e  i n t e r a c t i o n  of d e v e l o p e r ,  c o n t r a c t o r  a n d  a r c h i­

tect in p u r s u i n g  a c l e a r  g o a l  of a c h i e v i n g  a s t r o n g  i m a g e  w i t h o u t  

l o s i n g  s i g h t  of i m p o r t a n t  h u m  a n-i-siricT'de s~I'gu— f-aot o-ra-.

T h e  d e s i g n  is c e r t a i n  to c r e a t e  a s p e c t a c u l a r  i m p a c t  on the 

A n c h o r a g e  s k y l i n e  a n d  a s s u r e  an i d e n t i f y a b l e  l a n d m a r k  for a long 

t i m e  to come.
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G E N E R A L  N A R R A T I V E

1.0 D E S I G N  C O N S I D E R A T I O N S

1 .1 T h e  Si t e

T h e  A n c h o r a g e  O f f i c e  C o m p l e x  s i t e  is jgfaBa^d^te.etewegn~ arvd- ;6>|h

S t r e e t s  t o w a r d  the e a s t e r n  d o w n t o w n  core. 

P a r t i c u l a r  a t t e n t i o n  was g i v e n  the p h y s i c a l  b u i l t  e n v i r o n m e n t  in 

w h i c h  the b u i l d i n g  wi l l  be lo c a t e d .  We  see this e n v i r o n m e n t  as 

p r i m a r i l y  the d o w n t o w n  A n c h o r a g e  c o r e  b e t w e e n  2nd a n d  9th A v e n u e s  

and f r o m  E a g l e  to the I n let to the west.

T h e r e  are s e v e r a l  m a j o r  c o m p l e t e d  d e v e l o p m e n t s  t h a t  are p a r­

t i c u l a r l y  r e l e v a n t  when e n v i s i o n i n g  this b u i l t  e n v i r o n m e n t .  The 

F i . M U S . S . U H V --is s i g n i f i c a n t  b e c a u s e  of the p r o x i m i t y  a c r o s s  

6th and "A" S t r e e t s  from the p r o j e c t .  So m e  of the s h a p e s  in this 

b u i l d i n g  ha v e  been a c k n o w l e d g e d  in our d e s i g n ,  p r i m a r i l y  in the 

i n t e r i o r  a t r i u m  space.

The F e d e r a l  B u i l d i n g ' s  i m p o r t a n c e  to this p r o j e c t  a f f e c t s  the 

m a j o r  s o u t h w e s t  e n t r y  location. Also L ’g n i f i c a n t  are the 

S h e r a t o n  H o t e l  to the east, the o t h e r  m a j o r  h o t e l s  d o w n t o w n ,  the 

A R C O  b u i l d i n g  and the Hunt B u i l d i n g .  P e r h a p s  the m o s t  s i g n i f i­

can t  p r o j e c t  in d o w n t o w n  A n c h o r a g e  w i l l  be the P e r f o r m i n g  Arts 

C e n t e r  w h i c h  w i l l  break g r o u n d  this S p r ing. Our d e s i g n  w a s  p a r­

t i c u l a r l y  i n f l u e n c e d  in r e l a t i o n  to the p e o p l e  s c a l e  o r i e n t a t i o n  

of that p r o j e c t .  T h ese b u i l d i n g s ,  as w e l l  as o t h e r s  t h a t  are



c o n t e m p l a t e d ,  w e r e  s t u d i e d  to e v a l u a t e  h o w  the A n c h o r a g e  O f f i c e  

C o m p l e x  si t e  r e l a t e s  to the b u i l t  e n v i r o n m e n t .  T h e  p h o t o g r a p h s  

s u b m i t t e d  s h o w i n g  the r e l a t i o n s h i p  of o u r  d e s i g n  to d o w n t o w n  

A n c h o r a g e  w e r e  p a r t  of t h o s e  s t u d i e s  a n d  are p r o v i d e d  as an aid 

to the jury. Al s o  s u b m i t t e d  is the o r i g i n a l  s m a l l  s c a l e  m o d e l  

u s e d  in t h e s e  s t u d i e s .  If the ju r y  w o u l d  l i k e  to v i e w  the p r o­

ject in the c o n t e x t  of the M u n i c i p a l i t y  C B D  m o d e l ,  t h e y  w o u l d  be 

a b l e  to do so by r e p l a c i n g  the e x i s t i n g  m o d e l  b l o c k s  w i t h  the 

s m a l l  p r o j e c t  m o d e l .  T h e  M u n i c i p a l i t y  m o d e l  is l o c a t e d  in the 

H i l l  B u i l d i n g .

The d e s i g n  t e a m  w a s  p a r t i c u l a r l y  c o n c e r n e d  w i t h  d e v e l o p i n g  a 

d e s i g n  s o l u t i o n  that was i n d i c a t e d  or i m p l i e d  by p a s t  s t u d i e s  of 

the s u b j e c t  p r o j e c t .  T h e s e  s t u d i e s  a n d  the R e q u e s t  for P r o p o s a l s  

led to a c o n f i g u r a t i o n  a n d  m a s s i n g  t h a t  we b e l i e v e  w i l l  f u l f i l l  

the g o a l s  of both the S t a t e  of A l a s k a  as w e l l  as the h o s t  city, 

An c h o r a g e .  The s o u t h - f a c i n g  P l a z a  at the r o o f  of L e v e l  3, c o m­

b i n e d  w i t h  the a m o u n t  of o t h e r  o p e n  s p a c e  on the site, i n c l u d i n g  

sta i r s  a n d  b a l c o n i e s  and s e t b a c k  p l a z a s ,  r e p r e s e n t s  64% of the 

total site, and 53% of the f i r s t  p h a s e  site. T h e  p l a z a  a l s o  

e m p h a s i z e s  the r e l a t i o n s h i p  to the n a t u r a l  e n v i r o n m e n t ,  p a r ­

ti c u l a r l y  w i t h  r e g a r d  to views, n o t a b l y  to the s o u t h e a s t .  T h e  * 

same r e l a t i o n s h i p  w i l l  be e n h a n c e d  by t h e  use of a w a r m  c o l o r  on 

the e x t e r i o r  of the b u i l d i n g  w h i c h  w e  b e l i e v e  is i m p o r t a n t  in 

A n c h o r a g e .  The p l a z a  s o u t h e a s t  of the m a i n  e n t r a n c e  to the 

b u i l d i n g  w i l l  fa c e  the p r i m a r y  p e d e s t r i a n  a c c e s s  to the p r o j e c t



a n d  r e l a t e s  to the m u s e u m  and F e d e r a l  B u i l d i n g .  T h e  s h a p e s  f o u n d  

in the m u s e u m  are e c h o e d  in o u r  p r o j e c t  in the e n t r y  a t r i u m  and 

d o m e  of the b u i l d i n g .

C a r e  has b e e n  t a k e n  to m a i n t a i n  th i s  p r o j e c t  as a g o o d  n e i g h b o r  

in its p r e s e n t  a n d  f u t u r e  e n v i r o n m e n t .  T o  t h i s  e n d  t h e  s t r e e t  

s e t b a c k s  h a v e  b e e n  e x p a n d e d  w i t h  an e m p h a s i s  on s t r e e t  ’.evel s h o p  

a c c e s s .  P e d e s t r i a n  c i r c u l a t i o n  r e l a t e d  to r e t a i l  a r e a s  o c c u r s  

p r i m a r i l y  at the s i d e w a l k  w h e n e v e r  p o s s i b l e  to e n l i v e n  the 

s t r e e t s c a p e  r a t h e r  th a n  to i n t e r n a l i z e  t h e  b u i l d i n g .  C i r c u l a t i o n  

w i t h i n  t h e  p u b l i c  a r e a s  of the o f f i c e  t o w e r  is c l e a r l y  d e f i n e d ,  

w i t h  an o b v i o u s  a n d  d r a m a  lie m a i n  e n t r y  at the s o u t h w e s t  c o r n e r  

l e a d i n g  to m a j o r  h o r i z o n t a l  a n d  v e r t i c a l  c i r c u l a t i o n  s p i n e s .  A 

s e c o n d  m a j o r  e n t r y  to the b u i l d i n g  at E a s t  F i f t h  A v e n u e  is 

e s s e n t i a l  in e s t a b l i s h i n g  c i r c u l a t i o n  t h r o u g h  the site.

T h e  c o n c e p t  a d d r e s s e s  the b r o a d e s t  i n t e n t  of the r e q u e s t  for p r o­

p o s a l  r a t h e r  t h a n  the m i n i m u m s  r e q u i r e d .  E x a m p l e s  are:

o T h e  r o o f  w i l l  be an I R M A  t y p e  s y s t e m ,  w h i c h  is the best 

a v a i l a b l e .

o T h e  p r o p o s e d  g r a n i t e  e x t e r i o r  w a l l  s y s t e m  is w arm, rich, 

t e x t u r e d  and e n d u r i n g .

o An a d d i t i o n a l  e l e v a t o r  for f r e i g h t  to the f o u r t h  floor 

c o m m e r c i a l  s p a c e  is d e s i r a b l e  a n d  w a s  added. The a d d i­

t i o n a l  e l e v a t o r  on the e a s t  e n d  of the b u i l d i n g  is a



b e n e f i c i a l  t e m p o r a r y  e n h a n c e m e n t  a n d  a link to the 

l a n d s c a p e d  a n d  f u t u r e  p h a s e  e x p a n s i o n  area. This, as 

w e l l  as the t e r r a c e d  s t a i r  c l i m b  on the s o u t h  side of the 

b u i l d i n g ,  e n h a n c e s  the v e r t i c a l  a n d  h o r i z o n t a l  c i r­

c u l a t i o n  w i t h i n  the b u i l d i n g  a n d  p r o v i d e s  n u m e r o u s  o p p o r­

tu n i t i e s  for p u b l i c  o p e n  space.

o The m a r b l e  w a l l s  a n d  g r a n i t e  f l o o r s ,  as w e l l  as the 

d r a m a t i c  v a u l t e d  c e i l i n g  on the f i r s t  level, a r e  c o n­

s i s t e n t  wi t h  the q u a l i t y  l e v e l  t h r o u g h o u t  the b u i l d i n g .

1 . 2 Open Space

Th i s  d e s i g n  f e a t u r e s  m a j o r  o p e n  s p a c e s ,  all o r i e n t e d  to m a x i m i z e  

solar e x p o s u r e  and l i n k e d  t o g e t h e r  in c o n t i n u o u s  p r o g r e s s i o n .

T h e ' s o u t h w e s t  e n t r y  p l a z a  f o r m e d  by the c u r v e d  b u i l d i n g  e d g e  and 

the s t r e e t  c u r b  is c o m p o s e d  of c o m p l e m e n t a r y  l a n d s c a p e  a n d  

h a r d s c a p e  e l e m e n t s .  A n a t u r a l  l i n k  is f o r m e d  to the F e d e r a l  

B u i l d i n g  a n d  the h i g h l y  d e v e l o p e d  w e s t  CBD. T h e  p a t t e r n e d  e n t r y  

p l a z a  l e ads to a r i c h l y  d e t a i l e d  e n t r y  lobby, w i t h  an atrium. 

S p e c i a l  a t t e n t i o n  has been g i v e n  to the s i d e w a l k  d e t a i l .  The 

p a t t e r n  is c o m p o s e d  p r i m a r i l y  of c o n c r e t e  p a v e r s  in w a r m  e a r t h  

t o nes a n d  g r a n i t e  b a n d s  th a t  e x t e n d  the b u i l d i n g  to t h e  street. 

S e t b a c k s  are la r g e r  th a n  r e q u i r e d  from the s t r e e t  to p r o v i d e  m o r e  

o p e n  s p a c e  and to b u f f e r  t h e s e  s p a c e s  f r o m  tra f f i c .  T h e s e  

p l e a s a n t  s e t b a c k  a r e a s  w i l l  a s s u r e  h e a l t h y  c o m m e r c i a l  d e v e l o p­



m e nt. A r a i s e d  s p l a s h  w a l l  w i l l  p r o t e c t  l a n d s c a p e  m a t e r i a l s  next 

to s t r e e t s  f r o m  s t r e e t  s p l a s h  a n d  salts. H y d r o n i c  s n o w  m e l t i n g  

s y s t e m s  w i l l  be l o c a t e d  b e n e a t h  the p a v i n g  at the m a i n  a n d  s e c o n­

dar y  e n t r i e s  a n d  the e n t r y  d r i v e  p a d s  to f a c i l i t a t e  s n o w  m e l t  at 

t h e s e  l o c a t i o n s .  T h e  o p e n  s t a i r s  to the s o u t h  a r e  e x p e c t e d  to be 

m a i n t a i n e d  in s i m i l a r  f a s h i o n  to the s i d e w a l k  s n o w  m a i n t e n a n c e  

p r o g r a m .

A s e c o n d  m a j o r  o p e n  space, a n d  a f o c a l  p o i n t  of the d e s i g n ,  is 

t he f o u r t h  l evel plaza. O r i e n t e d  to the so u t h ,  a n d  s u r r o u n d e d  by 

the m a i n  c a f e t e r i a  to the north, the o p e n  l a n d s c a p e d  a r e a  to the 

e a s t  a n d  the r e s t a u r a n t  to the west, the p l a z a  w i l l  a f f o r d  a 

p l e a s a n t  r e t r e a t ,  l a n d s c a p e d  a n d  t e m p e r e d  by m a x i m u m  s o l a r  e x p o­

sure.

T h i s  o r i e n t a t i o n  a n d  s i t u a t i o n  n e x t  to c a s u a l  a n d  c o m p a t i b l e  

a c t i v i t i e s  w i l l  i n c r e a s e  the use of the p l a z a  o v e r  an e x t e n d e d  

s e a s o n  a n d  w i l l  a f f o r d  l o v e l y  views; th i s  w i l l  be a p l a c e  t h a t  

w i l l  a t t r a c t  a c t i v i t y  a n d  e n c o u r a g e  use.

T h i s  p l a z a  is l i n k e d  d i r e c t l y  to the l a n d s c a p e d  a r e a  a n d  the 

t h r e e  u p p e r  l e v e l  p a r k  a r e a s  by a g l a s s  e n c l o s e d  e l e v a t o r  and 

s t a i r w a y  t h a t  f o r m s  t h e  t e r m i n u s  of the f o u r t h  l e v e l  c i r c u l a t i o n - 

s pine. T h i s  c o r r i d o r  l e a d s  into the e l e v a t o r  c o r e  a n d  w i l l  

b e c o m e  a m a j o r  c i r c u l a t i o n  s p i n e  b e t w e e n  t h i s  p h a s e  a n d  the 

s e c o n d  p h a s e  e x p a n s i o n .  T h e  p l a z a  is a l s o  e x t e n d e d  to t h e  s t r e e t  

by g r a c e f u l  l a n d s c a p e d  t e r r a c e d  d e c k s  c o n n e c t e d  by g e n t l e  stairs.



Th e  d e c k s  p r o v i d e  m o r e  o p p o r t u n i t i e s  for s e a t i n g ,  for e n j o y i n g  

p r o t e c t e d  s u n l i g h t  a n d  w a t c h i n g  s t r e e t  a c t i v i t i e s  below.

T h e  b u i l d i n g  s c a l e s  d o w n  n e x t  to the l a n d s c a p e d  area, a n d  thus 

w i l l  a s s u r e  m a x i m u m  s o l a r  e x p o s u r e  at all t i m e s .  S i n c e  the 

b u i l d i n g  w i l l  n o t  be b u i l t  to m a x i m u m  h e i g h t ,  a n d  by v i r t u e  of 

the s c u l p t e d  c o r n e r s  and s e t b a c k s ,  s h a d o w s  w i l l  be m i n i m i z e d  in 

this area.

E a s t  of the b u i l d i n g ,  in t h e  a r e a  of f u t u r e  d e v e l o p m e n t ,  lies the 

m u l t i - u s e  o p e n  space. Th i s  o u t s i d e  c o n t i n u a t i o n  of t h e  b u i l d i n g  

is v i s u a l l y  l i n k e d  to the c a f e t e r i a  a n d  f o u r t h  f l o o r  t e r r a c e  

a b o v e  a n d  p h y s i c a l l y  l i n k e d  by an e n t r y  a n d  e l e v a t o r  on t h e  e a s t  

s i d e  of the b u i l d i n g .  The a r e a  c a n  be u s e d  for u n s t r u c t u r e d  

a c t i v e  a n d  p a s s i v e  a c t i v i t i e s .

L o c a t e d  on the b u i l d i n g ' s  c i r c u l a t i o n  axis, t h e  c e n t r a l  f e a t u r e  

is a m u l t i - u s e  f o c a l  po i n t ,  r e f l e c t i n g  the c i r c u l a r  t h e m e  

e s t a b l i s h e d  by the d o m e  a n d  s o u t h w e s t  b u i l d i n g  f a c a d e .  T h e  ar e a  

f u n c t i o n s  as an a m p h i t h e a t r e  w i t h  a p o d i u m  for d i g n i t a r i e s  on the 

e a s t e r n  p o r t i o n  and an i n f o r m a l  s t a g e  for c o n c e r t s  a n d  p r e s e n­

ta t i o n s  on the w e s t e r n  side. T h e  c i r c u l a r  p o n d  w i l l  i n c o r p o r a t e  

a f o u n t a i n  in the s u m m e r ,  a n d  w i l l  b e c o m e  an ice r i n k  w i t h  an ice 

s c u l p t u r e  as its c e n t r a l  f o c u s  in t h e  w i n t e r .  R e p e a t i n g  t h e  c i r­

cular  theme, a t r e e - l i n e d  w a l k  r i n g s  the a m p h i t h e a t r e / p o n d  wi t h  

k e y  s u p p o r t  e l e m e n t s  su c h  as r e s t r o o m / s t o r a g e  b u i l d i n g ,  s h e l t e r ,  

p a s s i v e  lawn a r e a s  a n d  c h i l d r e n s '  p l a y  a r e a  d i r e c t l y  c o n n e c t e d .



D i r e c t  c o n n e c t i o n s  al s o  join the p l a y  a r e a  to the b u i l d i n g ' s  

d a y c a r e  f a c i l i t y ,  the s h e l t e r  a n d  p l a z a  to the f i r s t  f l o o r  r e t a i l  

food o u t l e t s  a n d  the e l e v a t o r  c o n n e c t i o n  to the c a f e t e r i a  a n d  

f o u r t h  f l o o r  t e r r a c e .

An e a s t - w e s t  c i r c u l a t i o n  axis is d e v e l o p e d  t h r o u g h o u t  t h e  p r o­

ject. A c c e s s  f r o m  the s t r e e t  is a c h i e v e d  w i t h  m e a n d e r i n g  paths, 

b o r d e r e d  by t r e e s  a n d  berms, a n d  l o c a t e d  at t h e  c o r n e r s .  T h e  

w e s t e r l y  w a l k  a d j a c e n t  to the b u i l d i n g  is d e v e l o p e d  for fi r e  and 

e m e r g e n c y  v e h i c l e  a c c e s s  as w e l l  as for p e d e s t r i a n  use.

E n t r a n c e s  are h i g h l i g h t e d  w i t h  p l a n t i n g  a n d  s i t e  a m e n i t i e s .  

P l a n t i n g  is p a r t i c u l a r l y  i m p o r t a n t  in t h i s  s p a c e  as it is u s e d  to 

a c c e n t  w a l k s ,  s o f t e n  s t r u c t u r e s ,  c r e a t e  o p e n  s p a c e s  a n d  p r o t e c t  

users. E v e r g r e e n s  are m a s s e d  to p r o v i d e  e n c l o s u r e  a n d  to h e l p  

b u f f e r  w i n d s ,  p a r t i c u l a r l y  w i n t e r  n o r t h e a s t e r l y  wi n d s .  E a r t h  

m o u n d i n g  aids in t h i s  f u n c t i o n ,  p r o v i d i n g  a t e r r a c e d  l a w n  w h i c h  

is i n v i t i n g  on fair days. It a l s o  g i v e s  the r e s t r o o m  b u i l d i n g  

and s h e l t e r  a s c a l e d  d o w n  u n o b t r u s i v e  look. F l o w e r i n g  u n d e r s t o r y  

t r e e s  a r e  u s e d  for s e a s o n a l  e f f e c t s  a n d  to h i g h l i g h t  e n t r i e s  and 

o t h e r  areas. A l a s k a ' s  s e a s o n a l  f l o r a l  b e a u t y  is d i s p l a y e d  p r o m i­

ne n t l y  t h r o u g h o u t  the p r o j e c t  w i t h  s h a d e  t r e e s  l i n i n g  w a l k s  a n d  

street.

Also l i n i n g  w a l k s  a r e  s t r e e t  f u r n i s h i n g s  s u c h  as b e n c h e s ,  t r a s h  

r e c e p t a c l e s  a n d  p e d e s t r i a n  l i g h t i n g .  F u n c t i o n  and e n v i r o n m e n t  

wa s  of m a j o r  i m p o r t a n c e  in s e l e c t i n g  t h e s e  m a t e r i a l s .  B e n c h e s



a r e  i n d i v i d u a l  s e a t s  w i t h  b a c k s  m a d e  of v i n y l  c o a t e d  w i r e  to be 

c o m f o r t a b l e  a n d  s h e d  snow. O t h e r  f e a t u r e s  p r o v i d e d  are d r i n k i n g  

f o u n t a i n s ,  b i c y c l e  r a c k s ,  a n d  k i o s k s  w i t h  p h o n e s ,  b u l l e t i n  

b o a r d s ,  a n d  n e w s p a p e r  ra c k s .  L i g h t i n g  i n c r e a s e s  the u s e f u l n e s s  

o f  t h i s  space.

W a l k w a y s ,  the p o n d ,  f o u n t a i n / s k a t i n g  rink, a r c h ,  s h e l t e r s  a n d  

t o t - l o t  w i l l  be l i g h t e d .  At the p o d i u m  a n d  s t a g e  a r ea, e l e c t r i­

cal a n d  s o u n d  s y s t e m s  w i l l  be p r o v i d e d ,  w h i l e  t h e  s h e l t e r  can 

be h e a t e d  d u r i n g  w i n t e r .

A $ 1 0 0 , 0 0 0  l a n d s c a p i n g  l i g h t i n g  a l l o w a n c e  has b e e n  p r o v i d e d  in 

t h e  c o n s t r u c t i o n  p r i c i n g .

U n d e v e l o p e d  S i t e

As p r e v i o u s l y  s t a t e d ,  w e  fe e l  we h a v e  e x c e e d e d  t h e  m i n i m u m  intent, 

o f  the R F P  in t r e a t i n g  t h e  r e m a i n i n g  35% o f  the s i t e  in a v e r y  

s p e c i a l  f a s h i o n .  T h e  s k a t i n g  r i n k / p o n d  w i l l  s u c c e e d  in b r i n g i n g  

a c t i v i t y  to the site, w h i c h  is p a r t i c u l a r l y  i m p o r t a n t  in the 

e v e n i n g  w h e n  t h i s  e n d  of d o w n t o w n  A n c h o r a g e  t e n d s  to be l i g h t l y  

used. If an a g r e e m e n t  c a n  be r e a c h e d  w i t h  the M u n i c i p a l i t y  for 

m a i n t e n a n c e  of the p a r c e l ,  w e  w o u l d  be w i l l i n g  to p r o v i d e  

f r e e z i n g  e q u i p m e n t  for t h e  r i n k  so t h a t  it c o u l d  be o p e r a t e d  in 

t h e  s u m m e r .  As a s u m m e r t i m e  a l t e r n a t i v e ,  t h e  r i n k  c o u l d  be a 

r e f l e c t i n g  p o n d  or c o u l d  be d r a i n e d ,  a n d  w o u l d  b e c o m e  a t y p e  of 

n e i g h b o r h o o d  a s s e m b l y  a m p h i t h e a t r e .



1.3 Views

O p p o r t u n i t i e s  for v i e w s  e x i s t  in a l l  d i r e c t i o n s  and f r o m  n e a r l y  

a n y  e l e v a t i o n .  F r o m  Kit. M c K i n l e y  to the nor t h ,  to C o o k  inlet, 

the d o w n t o w n  c o r e  and the A l a s k a n  r a n g e  to t h e  w e s t  a n d  C h u g a c h  

ra nge to the s o u t h  a n d  east, v i e w s  of t h e  A l a s k a n  l a n d s c a p e  a n d  

of all of A n c h o r a g e  are a s s u r e d .  Of  p a r t i c u l a r  i n t e r e s t  w a s  the 

v i e w  c o r r i d o r  p r o v i d e d  to the s o u t h e a s t  o v e r  the o p e n  s p a c e  of 

the c e m e t e r y .  T h i s  was f e l t  to  be a m o s t  d r a m a t i c  a n d  p r o t e c t e d  

v i e w  a n d  w a s  e x p l o i t e d  in the d e s i g n  of p u b l i c  f a c i l i t i e s  on the 

f o u r t h  f l o o r  r o o f  plaza.

1.4 E x t e r i o r  F o r m

The b u i l d i n g ' s  d i s t i n c t i v e  f o r m  and c o l o r  w i l l  a d d  c h a r a c t e r  to 

the s k y l i n e  a n d  p r o v i d e  a r e c o g n i z a b l e  l a n d m a r k  f e a t u r e .

The b u i l d i n g ' s  s t r e e t  si d e  e l e m e n t s  are d e s i g n e d  to i n t e n s i f y  

a c t i v i t i e s  a i o n g  the street, to e n h a n c e  the s e n s e  of c o n t i n u i t y ,  

o p e n n e s s  a n d  v i t a l i t y ,  a n d  to p r o v i d e  l i n k a g e  to o t h e r  p r e s e n t  

and p l a n n e d  d e v e l o p m e n t s  on  a d j a c e n t  b l o c k s ,  v i r t u a l l y  the 

e n t i r e  b a s e  .of the b u i l d i n g  w i l l  be p r o t e c t e d  f r o m  the e l e m e n t s  

t h r o u g h  the use of a w n i n g s  a n d  s e t b a c k s .

T h e  ba s e  s t r u c t u r e s  a r e  r e d u c e d  in s c a l e  a n d  s t e p p e d  o u t  f r o m  the 

m a j o r  b u i l d i n g  e l e m e n t s  to p r o v i d e  an i n t i m a t e ,  u r b a n  p e d e s t r i a n  

scale. T h e s e  b a s e  s t r u c t u r e s  p r o v i d e  the p r i m a r y  i n t e r f a c e  w i t h  

t he r e t a i l / c o m m e r c i a l  a c t i v i t i e s  t h a t  a r e  p r e d o m i n a n t l y  l o c a t e d



at s t r e e t  level. The e x t e r i o r  p e r i m e t e r  of the e n t i r e  b u i l d i n g  

is d i s t i n g u i s h e d  by a t h r e e  fo o t  h i g h  by o n e  fo o t  t h i c k  g r a n i t e  

base. This e l e m e n t  f orms an e l e g a n t  t r a n s i t i o n  b e t w e e n  the w a l l  

a n d  s i d e w a l k  a n d  e n h a n c e s  h u m a n  scale. its p r o p o r t i o n  r e c a l l s  

the d e t a i l i n g  of m a n y  h i s t o r i c  b u i l d i n g s  and of the p r o p o s e d  

P e r f o r m i n g  Arts C e n t e r .

T h e  o f f i c e  t o wer is c o m p r i s e d  of f o u r  b a s i c  q u a d r a n t s ,  e a c h  

s e p a r a t e d  f r o m  the o t h e r  by d e e p  r e c e s s e s  of gl a s s .  T h r e e  of the 

q u a d r a n t s  are c l a d  in a w a r m  t o n e d  g r a n i t e  a n d  p a t t e r n e d  w i t h  a 

c o m b i n a t i o n  of p o l i s h e d  a n d  t h e r m a l  f a c e d  f i n i s h e s .  G r a n i t e  c o n­

vey s  p e r m a n e n c e  a n d  d u r a b i l i t y  t h a t  we f e l t  w a s  e x t r e m e l y  i m p o r­

ta n t  for th i s  i n s t i t u t i o n a l  image. It is i m p o r t a n t  to r e a l i z e  

t h a t  the g r a n i t e  c o l o r  c a n n o t  be a d e q u a t e l y  c o n v e y e d  in a s m a l l  

sample. Its tr u e  c o l o r  b e c o m e s  a p p a r e n t  o n l y  in l a r g e  a r e a s  

w h e r e  the c o m p o s i t e  c o l o r  e l e m e n t s  b e g i n  to blend. T h e  d e s i g n  

t e a m  i n v e s t i g a t e d  l a r g e  a s s e m b l i e s  of the a c t u a l  g r a n i t e  s e l e c t e d  

to a s s u r e  the w a r m  e a r t h  t o n e  q u a l i t i e s  c o n v e y e d  in the m o d e l  

w i l l  be o b t a i n e d .  T h e  f o u r t h  q u a d r a n t  is f i n i s h e d  w i t h  w a r m  

t i n t e d  g l a s s  a n d  s w e e p s  t h r o u g h  a g r a c e f u l  a r c  to o p e n  the e n t r y  

p l a z a  a n d  d r a m a t i z e  the p r i m a r y  e n t r a n c e  to the s o u t h w e s t .

T h r e e  of the c o w e r  c o r n e r s  s t e p  b a c k  to a d d  a d d i t i o n a l  o p e n  

b a l c o n y  s p a c e  a n d  to a d d  l i g h t n e s s  to the b u i l d i n g ' s  top. T h e y  

w i l l  a l s o  a p p e a r  to e c h o  the f o r m s  of t h e  m o u n t a i n  p e a k s  of  the 

n e a r b y  r a n ges. T h e  t o w e r  is t o p p e d  w i t h  a s e v e n t y  f o o t  d i a m e t e r
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c o p p e r  c l a d  d o m e  a n d  p e r h a p s ,  the A l a s k a  S t a t e  flag. The f l a g­

p o l e  is o p t i o n a l  and, if d e s i r e d ,  an e x c e p t i o n  to the FAA/ 

M u n i c i p a l i t y  M e r r i l l  F i e l d  g l i d e  s l o p e  a g r e e m e n t  w i l l  be 

r e q u i r e d .

T h e  d o m e  s y m b o l i z e s  the b u i l d i n g ' s  s t a t e  g o v e r n m e n t  f u n c t i o n  and 

w i l l  c r e a t e  an i d e n t i f i a b l e  a n d  u n i q u e  l a n d m a r k  for the 

A n c h o r a g e  s k y l i n e .  T h e  d o m e ' s  g r e a t e s t  p r e s e n c e  w i l l  be a b o v e  

the e n t r y  w h e r e  the c u r v e d  forms of the b u i l d i n g  s t e p  b a c k  to 

e x p o s e  its form. F u n c t i o n a l l y ,  the d o m e  is an i n t e g r a l  p a r t  of 

the m e c h a n i c a l  p e n t h o u s e .

T h e  two m a j o r  e l e m e n t s  on the f o u r t h  l e v e l  pl a z a ,  the d i n i n g  

l o u n g e  a n d  c i r c u l a t i o n  spine, are c o m p o s e d  of l i n e a r  v a u l t e d  

f o r m s  t h a t  r e f l e c t  in c o l o r  and t e x t u r e  the c u r v e d  w a l l  s u r f a c e s  

of the e n t r y  pl a z a .

The d i n i n g  l o u n g e  is s i t u a t e d  to c a p t u r e  s u n l i g h t  a n d  o p e n  space. 

It w i l l  d o m i n a t e  the n o r t h e r n  a n d  s o u t h e r n  e l e v a t i o n s  of the p r o­

ject a n d  c r e a t e  a u n i q u e  r e t r e a t  f r o m  the g e n e r a l  o f f i c e  spaces. 

T h e  v a u l t e d  f o r m s  c o m p o s e d  of w a r m  t o n e  r e f l e c t i v e  g l a s s  w i l l  

r e f l e c t  t h e  c o l o r  a n d  t e x t u r e  of the s k y  w h i l e  p r o v i d i n g  a ri c h  

a n d  e f f i c i e n t  s p a t i a l  e n c l o s u r e .  N u m e r o u s  t a l l  i n t e r i o r  p l a n t s -  

w i l l  g r o w  w e l l  here. T h e  e n c l o s u r e  w i l l  be c o m p r i s e d  of a p p r o x i­

m a t e l y  70% v i s i o n  g l a s s  a n d  30% o p a q u e  a n d  i n s u l a t e d  m a t e r i a l .

T h e  l o u n g e  w i l l  be an o b v i o u s  c e n t e r  for t h e  P h a s e  I t o w e r  and 

the f u t u r e  f a c i l i t y .



Th e  c i r c u l a t i o n  s p i n e  of a s m a l l e r  s c a l e  v a u l t  c o n n e c t s  the e l e­

va t o r  c o r e  to the d i n i n g  p l a z a  a n d  l a n d s c a p e d  a r e a ' s  e l e v a t o r  and 

s t a i r  system. The s p ine a w a i t s  the f u t u r e  a d d i t i o n  to b e c o m e  a 

m a j o r  f o u r t h  l e vel li n k  b e t w e e n  the t w o  b u i l d i n g s .

T h e  l o w  s c a l e  s t r u c t u r e s  w h i c h  e n c i r c l e  t h e  p e r i m e t e r  of the 

b u i l d i n g  w i l l  be c l a d  in g r a n i t e  of s i m i l a r  p a t t e r n  to the tower. 

S p e c i a l  a t t e n t i o n  to d e t a i l  has b e e n  c o n c e n t r a t e d  he r e  to h u m a­

ni z e  the w a l k s  a n d  ent r i e s .  T h e  e n t i r e  b a s e  p e r i m e t e r  is 

e n c l o s e d  in c l e a r  glass, e x p o s i n g  the v a r i o u s  s h o p s  a l o n g  the 

s t r e e t  a n d  the two a n d  o n e - h a l f  s t o r y  v a u l t e d  e n t r y  lobby.

A l t h o u g h  the b u i l d i n g  w i l l  h o l d  t o g e t h e r  on its o w n  in c o m­

p o s i t i o n  a n d  form, the f u t u r e  a d d i t i o n  has b e e n  m o d e l e d  to c o n v e y  

t h e  c o n t i n u i t y  th a t  w i l l  be a c h i e v e d  in form, c i r c u l a t i o n  a n d  

f u n c t i o n .  S h a d o w  p a t t e r n s  on the w e l l  a r t i c u l a t e d  w a l l s  w i l l  

r e d u c e  the a p p a r e n t  m a s s  of the b u i l d i n g  a n d  w i l l  a l t e r  its 

a p p e a r a n c e  f r o m  v a r i o u s  l o c a t i o n s  o v e r  the c o u r s e  of the day.

1.5 V e h i c l e s  and P a r k i n g

T h e  p a r k i n g  f a c i l i t y  w i l l  p r o v i d e  for m o r e  th a n  1 ,000 c a r s  in the 

self p a r k i n g  m o de, and in the p r o p o r t i o n s  of s t a n d a r d ,  h a n­

d i c a p p e d  a n d  c o m p a c t  r e q u i r e d  by the p r o g r a m .  The p a r k i n g  was 

s p e c i f i c a l l y  d e s i g n e d  so it c o u l d  a l s o  a c c o m m o d a t e  v a l e t  p a r k i n g  

o n  t w o  l e v e l s  to p r o v i d e  20% m o r e  t o t a l  s p a c e s  th a n  the m i n i m u m  

r e q u i r e d .



L e v e l s  Bl, B2 a n d  P4 w i l l  be d e s i g n e d  for s t a t e  e m p l o y e e  s e l f­

pa r k i n g ,  a c c o m m o d a t i n g  m o r e  th a n  the r e q u i r e d  745 s p a c e s .  L e v e l  

PI and P3 w i l l  p r o v i d e  o v e r  the r e q u i r e d  255 p u b l i c  s p a c e s  for 

e x c l u s i v e  s t a t e  v i s i t o r  use w i t h  v a l e t  p a r k i n g  a n d  L e v e l  P2 w i l l  

p r o v i d e  m o r e  t h a n  200 v a l e t  p a r k i n g  s p a c e s  for p u b l i c  use for the 

c o m m e r c i a l  sp a c e .  T h e  v a l e t  p a r k i n g  p r o p o s e d  for t h e s e  t h r e e  

l e v e l s  w i l l  be p r o v i d e d  by a c o n t r a c t  w i t h  the c o m p a n y  t h a t  p r e­

se n t l y  m a n a g e s  the M u n i c i p a l  P a r k i n g  G a r a g e  as w e l l  as the 

m a j o r i t y  of o t h e r  p a r k i n g  f a c i l i t i e s  in A n c h o r a g e .  L e v e l  Pi a n d  

P3 v a l e t  p a r k i n g  s e r v i c e s  w ill, o f  c o u r s e ,  be p r o v i d e d  at  no 

c h a r g e  to s t a t e  v i s i t o r s ;  L e v e l  P2 v a l e t  p a r k i n g  w i l l  be c h a r g e d  

per the c o s t  of p r o v i d i n g  this s e r v i c e .  O u r  e s t i m a t e  i n d i c a t e s  

t h a t  t h e  i n c o m e  for the r e t a i l  v a l e t  p u b l i c  p a r k i n g  w i l l  far 

e x c e e d  the c o s t  of p r o v i d i n g  the s e r v i c e  for b o t h  the r e t a i l  a n d  

s tate p u b l i c  p a r k i n g .  In a d d i t i o n  to p r o v i d i n g  c o n t r o l l e d  

p a r k i n g  for the p u b l i c  v i s i t o r s  to the b u i l d i n g  the v a l e t  p a r k i n g  

w i l l  h a v e  the a d d i t i o n a l  b e n e f i t  of  m o n i t o r i n g  a n d  c o n t r o l l i n g  

the s t a t e  e m p l o y e e  p a r k i n g  a r e a  a g a i n s t  i n f r i n g e m e n t  by o t h e r s .

T he p a r k i n g  l a y o u t  on L e v e l s  P2 a n d  P3 s h o w s  a c o n v e n t i o n a l  

l a y o u t  r a t h e r  t h a n  the p r o p o s e d  v a l e t  p a r k i n g  for t h e s e  l e v e l s  to 

a s s u r e  t h e  s t a t e  t h a t  the p a r k i n g  f a c i l i t y  m e e t s  the m i n i m u m  

p r o g r a m  r e q u i r e m e n t s .

T he p a r k i n g  g a r a g e  has two m a j o r  a c c e s s  p o i n t s  w i t h  b o t h  a c c e s s  

and e g r e s s  for v e h i c l e s  p r o v i d e d  for a t  b o t h  l o c a t i o n s .  Two



g a r a g e  e n t r i e s  are u s e d  to g r e a t l y  e n h a n c e  the f l o w  of c a r s  in 

an d  o u t  a n d  to a l l o w  for i n t e r i o r  v e h i c u l a r  s t a c k i n g  t h a t  w i l l  

o c c u r  a t  p e a k  hours. T h e  e n t r i e s  a r e  s i t u a t e d  in n e a r  a l i g n m e n t  

to B a r r o w  S t r e e t ,  a n d  thus tie w e l l  into the s t r e e t  g r i d  to 

a l l o w  for m o r e  a c c e s s / e g r e s s  o p p o r t u n i t i e s  a n d  for t r a f f i c  

c o n t r o l  lights, s h o u l d  t h e y  be w a r r a n t e d .  T h e  B a r r o w  S t r e e t  

e n t r y  w o u l d  a l s o  i n c r e a s e  the c a p a b i l i t y  for s t a c k i n g  on E a s t  

F i f t h  a n d  E a s t  S i x t h  b e t w e e n  "A" and C o r d o v a  Street.

P a r k i n g  is p r o v i d e d  for on s i x  levels, t w o  l e v e l s  b e l o w  g r a d e  a n d  

four l e v e l s  a b o v e  grade. T h e  g r a d e  l e v e l  o f  the g a r a g e  is d e d i­

ca t e d  to c i r c u l a t i o n ,  s e r v i c e ,  the g o v e r n o r ' s  g a r a g e  a n d  v a l e t  

p a r k i n g .

T h i s  l e v e l  has a c l e a r a n c e  o f  1 4 ' - 6 "  a n d  a l l o w s  for t r u c k  c i r­

cu l a t i o n  a n d  a c c e s s  at the B a r r o w  S t r e e t  e n t r i e s  a n d  for a s e r­

vic e  a i s l e  a l o n g s i d e  the l o a d i n g  d o c k  a r e a  w h i c h  w i l l  be t o t a l l y  

e n c l o s e d  a n d  o u t  of v i e w  f r o m  the s t r e e t .  D e d i c a t e d  e m p l o y e e  

p a r k i n g  w i l l  be c o n t r o l l e d  by a c a r d - k e y  g a t e  s y s t e m  or s i m i l a r  

d e v i c e s .  B a s e m e n t  p a r k i n g  l e v e l s  w i l l  be m e c h a n i c a l l y  v e n­

til a t e d ,  a n d  u p p e r  l e v e l s  w i l l  be n a t u r a l l y  v e n t i l a t e d .  A f t e r  

e x p a n s i o n ,  it is a n t i c i p a t e d  t h a t  a d e q u a t e  e x t e r i o r  a r e a s  w i l l  be 

a v a i l a b l e  to a c h i e v e  50% o p e n  areas. If m e c h a n i c a l  v e n t i l a t i o n  

is r e q u i r e d ,  m e c h a n i c a l  r o o m s  a n d  e x h a u s t  s t r u c t u r e s  c a n  be 

r e a d i l y  a c c o m m o d a t e d  in the a d d i t i o n .

A d e t a i l e d  t r a f f i c  s t u d y  w i l l  be c o m p l e t e d  for M u n i c i p a l i t y  

a p p r o v a l  d u r i n g  f i n a l  d e s i g n  to c o n f i r m  the a d e q u a c y  of
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a c c e s s / e g r e s s  and o n - s i t e  s t a c k i n g ,  a n d  d e v e l o p m e n t  of an 

a p p r o p r i a t e  n e i g h b o r h o o d  t r a f f i c  plan.

P u b l i c  T r a n s p o r t a t i o n

A b u s  d r o p - o f f  is p r o v i d e d  on "A" S t r e e t  v i r t u a l l y  at the f r o n t  

d o o r  of t h e  b u i l d i n g .  P r o t e c t e d  w a i t i n g  a r e a s  a r e  p r o v i d e d  

a l o n g s i d e  t h e  b u i l d i n g ,  f e a t u r i n g  l i g h t e d  s e a t i n g  a r e a s  a n d  

i n f o r m a t i o n  bus s c h e d u l e s  a n d  r o u t e  m a p s .  T r a n s i t  l a n e s  o c c u r  on 

E a s t  F i f t h  A v e n u e  a n d  E a s t  S i x t h  A v e n u e  a n d  a r e  e x p e c t e d  to h a v e  

s t o p s  on t h o s e  r o u t e s  a c r o s s  the s t r e e t  f r o m  t h i s  site.

1.6 I n t e r i o r  D e s i g n

I n t e r i o r  P u b l i c  S p a c e s

T h e  e n t i r e  b u i l d i n g  p l a n  is a l o g i c a l  p r o g r e s s i o n  of i n t e r i o r  

s p a c e s ,  in a s e q u e n t i a l  p a t t e r n  f r o m  the m o s t  i n t i m a t e  s c a l e  to 

the v e r y  l o f t y  p u b l i c  s p a ces. The i n t e n t  of the d e s i g n  is to 

p r o v i d e  c o n t i n u i t y  b e t w e e n  s p a c e s ,  t i e  t h e  i n t e r i o r  w i t h  the 

e x t e r i o r  a t  the p u b l i c  c i r c u l a t i o n  a r e a s  a n d  to e s t a b l i s h  a c o h e­

siv e  d e s i g n  theme.

T h e  m o n u m e n t a l  f o r m  of the b u i l d i n g  e n c l o s u r e  is r e f l e c t e d  in the 

e n t r a n c e  lo b b y ,  w i t h  its h i g h  v a u l t e d  c e i l i n g  a n d  d i s t i n g u i s h e d  

b u i l d i n g  m a t e r i a l s .  M a r b l e  w i l l  be u s e d  e x t e n s i v e l y  w i t h i n  this 

a r e a  on t h e  w a l l s  a n d  m a i n  b a l c o n y  s u r f a c e s .  O x i d i z e d  c o p p e r  

w i l l  c l a d  the m a i n  i n t e r i o r  c o l u m n s  to r e c a l l  t h e  d o m e  and



a w n i n g s .  T h e  f l o o r  w i l l  be f i n i s h e d  in g r a n i t e  t i les a n d  w i l l  

f e a t u r e  a c o m p l e x  p a t t e r n  of g r a n i t e  a n d  m a r b l e  of v a r y i n g  t e x­

ture  a n d  co l o r .  T h e  p a t t e r n  w i l l  b e c o m e  a f o c a l  p o i n t  of the 

s p a c e  and w i l l  d e f i n e  the m a j o r  a r e a  for s e a t i n g  a n d  p l a n t i n g .

T h e  l o b b y  w i l l  c o n v e y  a s e n s e  of e l e g a n c e  a n d  p e r m a n e n c e  

b e f i t t i n g  the b u i l d i n g’s s t a t u r e .

The m a i n  e l e v a t o r  l o b b y  w i l l  f e a t u r e  a p r o m i n e n t l y  d i s p l a y e d  

s c u l p t u r e  w i t h i n  a c u r v e d  a l c o v e .  M a t e r i a l s  a n d  t e x t u r e s  w i l l  

c o n t i n u e  the d e s i g n  t h e m e  e s t a b l i s h e d  h e r e  to  all o t h e r  e l e v a t o r  

l o b b i e s  w i t h i n  the o f f i c e  levels.

T he c o m m e r c i a l  a r e a s  c a n  be e a s i l y  s u b d i v i d e d  into s m a l l  

e s t a b l i s h m e n t s  or r e s e r v e d  for l a r g e r  t e n a n t s .  The c o m m e r c i a l  

a r e a s  l o c a t e d  a d j a c e n t  to the m a i n  l e v e l  w i l l  h a v e  s p e c i a l  

d i s p l a y  w i n d o w  a n d  e n t r a n c e  t r e a t m e n t s  c o m p a t i b l e  w i t h  the 

m a t e r i a l s  a n d  c o l o r s  of the lobby. T h e  d i s p l a y  w i n d o w s  a n d  d o o r s  

w i l l  be f r a m e d  o p e n i n g s  w i t h i n  m a r b l e  w a l l s .

Th e  f o u r t h  f l o o r  c o m m e r c i a l  s p a c e  is d e d i c a t e d  to s p e c i a l  uses, 

t h a t  w i l l  be a p p r o p r i a t e l y  l o c a t e d  a w a y  f r o m  the s t r e e t  noise.

The r e s t a u r a n t ,  for i n s t a n c e ,  w i l l  h a v e  vi e w s ,  a s u n n y  o r i e n­

tat i o n ,  an e x t e n s i v e  l a n d s c a p e d  t e r r a c e ,  a n d  s e v e r a l  a c c e s s  

p o i n t s  by e l e v a t o r s  a n d  s t a irs. T h e  f o u r t h  f l o o r  is an e x c e l l e n t  

p l a c e  for s p e c i a l  t e n a n t s ,  s u c h  as an a e r o b i c  s t u d i o  or art 

g a l l e r y .



The i n t e r i o r  o f f i c e  s p a c e s  p r o v i d e  m a x i m u m  f l e x i b i l i t y .  The 

l a r g e  f o o t p r i n t  of e a c h  floor o f f e r s  an o p p o r t u n i t y  for e x c e l l e n t  

r e l a t i o n s h i p s  b e t w e e n  d e p a r t m e n t s .  W i t h  the c e n t r a l l y  l o c a t e d  

e l e v a t o r  c o r e  a n d  o f f i c e  l a n d s c a p i n g ,  a l l  o f f i c e  a r e a s  h a v e  

p o t e n t i a l  v i e w s  o u t s i d e .  The t o p  of the e x t e r i o r  w i n d o w s  are 

p l a c e d  at t h e  c e i l i n g  line to i n c r e a s e  the q u a n t i t y  a n d  q u a l i t y  

of l i g h t  e n t e r i n g  the i n t e r i o r  spaces. C e i l i n g  m a t e r i a l s  a d j a­

ce n t  to t h e  w i n d o w  w i l l  be h i g h l y  r e f l e c t i v e  to i n c r e a s e  l i g h t  

t r a n s m i s s i o n .  F o r t y  p e r c e n t  of the f l o o r  w i l l  be c e l l u l a r  a n d  

a r r a n g e d  to m a x i m i z e  c o m m u n i c a t i o n s  a n d  e l e c t r i c a l  s y s t e m s  f l e x i­

bility. M e c h a n i c a l  s y s t e m s  are a l s o  d e s i g n e d  for f l e x i b l e  

a r r a n g e m e n t s  a n d  zoning.

G r a p h i c  D e s i g n

G r a p h i c s  s h o u l d  be t r e a t e d  as an i n t e g r a l  p a r t  of t h e  i n t e r i o r  

design. T h i s  can be a c c o m p l i s h e d  by u s i n g  s i m i l a r  m a t e r i a l s ,  

f o r m s  a n d  c o m p o s i t i o n .  R e g u l a t i n g  all t h e  s i g n a g e  a n d  d i r e c­

tor i e s  r e f i n e s  a n d  f i n i s h e s  the b u i l d i n g  w h i l e  e n h a n c i n g  its 

a r c h i t e c t u r a l  i n t e g r i t y .

Th e  b u i l d i n g  i d e n t i f i c a t i o n  sign a n d  m a j o r  d i r e c t o r i e s  w i l l  be 

f r e e - s t a n d i n g  f orms of g r a n i t e ,  m e t a l s  a n d  gla s s .  D i r e c t o r i e s  

can be f o u n d  on all flo o r s  on ea c h  si d e  of the e l e v a t o r  l o b b i e s  

a n d  at all o t h e r  m a j o r  c i r c u l a t i o n  p o i n t s  w i t h i n  t h e  b u i l d i n g .

The m a j o r  b u i l d i n g  d i r e c t o r y  is l o c a t e d  in the l o b b y  b e t w e e n  the 

st a i r s  a n d  the r e c e p t i o n / i n f o r m a t i o n  c o u n t e r .  All d i r e c t o r i e s



h a v e  i n t e r c h a n g e a b l e  l e t t e r i n g  e n c a s e d  in g l a s s  to m a i n t a i n  

f l e x i b i l i t y .  The b u i l d i n g  i d e n t i f i c a t i o n  sign, h o w e v e r ,  w i l l  be 

a l a r g e  g r a n i t e  fo r m  w i t h  e n g r a v e d  l e t t e r i n g .  T h i s  p i e c e  is to 

be l o c a t e d  at the m a j o r  s o u t h w e s t  e n t r a n c e  to the b u i l d i n g .

R e t a i l  s i g n s  a n d  i d e n t i f i c a t i o n  g r a p h i c s  t h r o u g h o u t  the b u i l d i n g  

i n c l u d e  the use of o x i d i z e d  c o p p e r ,  s t a i n l e s s  s t e e l ,  glass, and 

p l e x i g l a s s .  All i n t e r i o r  a n d  e x t e r i o r  s i g n s  w i l l  be r e g u l a t e d  in 

size, m a t e r i a l s ,  l e t t e r i n g  and p l a c e m e n t  in o r d e r  to m a i n t a i n  

c o n t i n u i t y .

The s i g n s  for the l obby r e t a i l  s p a c e s  a r e  t r e a t e d  as an a r c h i t e c­

tur a l  e l e m e n t  d e f i n e d  by u sing the s a m e  d e t a i l s  as the t y p i c a l  

l o b b y  w i n d o w s ,  s m a l l e r  in s c a l e  a n d  a p p r o p r i a t e l y  p l a c e d  to c o i n­

cid e  w i t h  the e n t r a n c e  d o o r s  to e a c h  e s t a b l i s h m e n t .  T h e s e  sign 

a s s e m b l i e s  w i l l  c o n t a i n  an i n s e r t  of o x i d i z e d  c o p p e r  w i t h  p r o­

je c t i n g  s t a i n l e s s  s t e e l  l e t t e r i n g  a n d  frame.

O p e n  p l a n  o f f i c e  f u r n i s h i n g s  w i l l  be p r o v i d e d  w i t h  a g r a p h ' o s  

s y s t e m  to a c c o m m o d a t e  r e q u i r e m e n t s  as t h e y  are f u r t h e r  d e f i n e d .

T h e  b u d g e t  for the i n t e r i o r  s i g n a g e  for the s t a t e  o f f i c e s  is 

$ 1 2 5 , 0 0 0 .  Th i s  budget, we b e l i e v e ,  w i l l  r e f l e c t  the q u a l i t y  

g r a p h i c  d e s i g n  t h a t  was i n d i c a t e d  by t h e  r e q u e s t  for p r o p o s a l .



BILL SHEFFIELD, GOVERNOR

PHONE: '19071 465-2200
DEPARTMENT OF ADMINISTRATION POUCH C (MS 02001r

OFFICE OF THE COMMISSIONER

June 7 , 1985

Mr. Joe Thorras 
Audit Manager
L e g is la t iv e  Budget and Audit Committee 
D iv is io n  of L e g is la t iv e  Audit 
Pouch W
Juneau, Ai< 99811

Dear Joe:

I am enclosing several schedules which make a comparison between rent ( s t ra ig h t  
lease) versus lease/purchase fo r  o f f ic e  space. This an a lys is  i s  taken d i r e c t ly  
from the most recent Anchorage O ff ice  Complex (AOC) procurement attempts and 
information surrounding those leases and space a va i lab le  to go into the AOC. 
A ll things considered, th is  gives an exce lle n t  i l l u s t r a t io n  of the various 
issues to be considered based on actual procurement re s u lt  versus extended 
specu lation .

Some basic  c r i t e r i a  fo r  understanding:

1. Both the rent and AOC numbers contain operating c o s ts .  Based on our 
present le a se s , 35% of the lease rate  is  a ttr ibu ted  to operating 
co s t ;  the balance i s  build ing acq u is it io n  and re tirem ent. For AOC, 
operating costs were based upon actual operating costs of a s im i la r  
already ex is t in g  s tru ctu re  of comparable s ize  adjusted fo r  AOC 
actual square footage.

CPI esca la tion  rate  fo r  operating cost used was the same fo r  rent 
and AOC.

2. There is  a market adjustment that takes place over time with leased 
space that i s  separate from the operating cost pass-thru . Most 
leases have esca la t io n  clauses a f te r  an i n i t i a l  term, i . e . ,  three 
years which allows an increase in the base rent not re la ted  to 
operating co st . The s tru ctu re  is  simply more va luable versus new 
construction co s t . The same type of adjustment that bring up an 
o lder home's value to current market.

Market changes do approach the change in CPI. In a recent se r ie s  of 
lease negotiations in 1985, market adjustments approximated 3% per 
year during the term.

The market adjustment used in the schedules is  kept leve l over the 
f u l l  t h i r t y  year comparison term; a very conservative assumption.
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We consider the 3% leve l a very conservative reasonable case.

3. When a lease exp ires  i t  r o l l s  over at the new market ra te . An older 
long-term lease w i l l  have a s ig n i f ic a n t  adjustment at renewal time 
s ince i t  may have been several years s ince major s tru c tu ra l  market 
changes have taken p lace . We a lso  have locked in market adjustments 
on the previous terms which may not have approximated the f u l l  
adjustment necessary.

Two analyses are presented. Many of the leases would be up fo r  
renewal re la ted  to AOC anyway, and are timed toward AOC; market 
adjustments would then take p lace . The "Ten Newest Actual Ro llover" 
shows costs market adjusted at the beginning of the t h i r t y  year term 
based on the actual adjustment experiences on the ten newest lease 
negotiations in the present Anchorage market by March 1985.

The "No Rollover" column assumes that no market adjustment takes 
place at the beginning of move in three years from now, that only 
the actual past average costs of a l l  leases stay the same. This is  
very u n l ik e ly  but presented here fo r  purposes of s e n s i t i v i t y  a n a ly s is .

We consider the "Ten Newest Actual Ro llover" case s t i l l  very conser­
va t ive  but reasonable.

Plea, i note, the market adjustment is  kept level fo r  t h i r t y  yea rs . 
Periods in those t h i r t y  years of higher than 3% C P I, fo r  in s tance , 
w i l l  d ram atica l ly  t i l t  the e n t ire  an a ly s is  toward AOC g rea t ly  
enlarging the gap between lease versus AOC.

4. We have not included as sav in gs , or a l t e r n a t i v e ly , lower cost on 
AOC, the projected hard d o l la r  savings from conso lidation . These 
were estimated in June 1981 to be $1.7 m il l io n  per ye a r ;  probably 
hi jher now.

5. The State p resently  leases in excess of 650,000 square fe e t  of 
o f f ic e  space only in Anchorage. Obviously some of that w i l l  not 
move. We id e n t i f ie d  a core 285,000 square fee t  of leases and the 
balance 65,000 square fee t  in the AOC usable fo r  e i th e r  growth, more 
ex is t in g  le a se s , or expansion.

6. New system fu rn itu re  was included in the AOC to obtain maximum 
usable space per person. Over t h i r t y  years fu rn itu re  would be 
replaced in leased space. That cost has been excluded from both 
sides of the a n a ly s is .

Since leased space persons would l i k e l y  move during a t h i r t y  year 
period, move costs have been excluded. The cost has been excluded 
from both sides of the a n a ly s is .

I draw your a ttention to years 2016 and 2017. You w i l l  note the s ig n i f ic a n t
d iffe rence  that takes p lace . This is  because under the AOC the State re ta in s
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the equity and the costs associated with build ing  acq u is it io n  are paid fo r .  
Instead of paying fo r  the build ing  over and over again , as in a true lease 
scen ar io , the State gets the eq u ity . The cost d iffe rence  would continue to 
increment upwards a f t e r  the t h i r t y  year i n i t i a l  term as the economic useful 
l i f e  of the s tru ctu re  exceeds the t h i r t y  y e a rs .

For purposes of th is  a n a ly s is ,  the "Ten Newest Actual Ro llover" at the 3% 
leve l is  a very conservative but reasonable comparison. The "No Ro llover" 
comparison is  h ighly  u n l ik e ly  and extremely conservative ; l i k e  a worst case 
scenario t i l t e d  towards the re n ta l/ le a se  s id e .

There is  no magic as to what i s  being done here. I t  i s  simply a question as 
to who keeps the eq u ity—the p r iva te  le sso r  or the State of A laska . The State 
i s  going to make a payment to someone to house i t s  people.

The b ette r  d e l ive ry  of se rv ices  to the public from the s im p l i f ic a t io n  of 
consolidating over t h i r t y  locat ions is  a lso  valuable but not accounted fo r  in 
th is  a n a ly s is .

S in c e re ly ,

Anselm C. Staack 
Deputy Commissioner 
Adm in istra tive  Management

ACS/rmm
5/1D2/0607-09
Enclosures



ANCHORAGE OFFICE COMPLEX (AOC)
SUMMARY COMPARISON OF COST DIFFERENCES 

RENT v. AOC (IN MILLIONS OF $)
AOC MORE THAN/(LESS THAN)

NO ROLLOVER TEN NEWEST ACTUAL ROLLOVER
MARKET ADJUSTMENT MARKET ADJUSTMENT

FISCAL YEAR 2% 3% 4" 2% 3% n

1988 2.7 2 .6  2.4 2.4 2 .3 2.2
1989 2.4 2.3 2.1 .6 .4 .1
1990 2.3 2.2 1.9 .5 .2 ( .2
1991 2.2 1.9 1.6 .2 ( .2 ) ( .6
1992 2.0 1.6 1.2 ( .1 ) ( .5 ) ( 1.1
1993 1.8 1.4 .9 ( .3 ) ( .8 ) ( 1.5
1994 1.7 1.2 .6 ( .5 ) ( 1 .2 ) ( 2 .0
1995 1.6 1.0 .4 ( .7) ( 1 .4 ) ( 2.4
1996 1.4 .7 ( l .o ) ( 1 .8 ) ( 2.9
1997 1.3 .5 ( .4 ) ( 1 .3) ( 2 .2 ) ( 3.4
1998 1.1 .2 ( .8 ) ( 1 .6) ( 2 .6 ) ( 3.9
1999 1.0 •P ( 1 .1 ) ( 1 .8) ( 2 .9 ) ( 4.4
2000 .8 ( .2 )  ( 1 .5 ) ( 2 .1 ) ( 3 .3 ) ( 5.0
2001 .6 ( .5 )  ( 1 .9 ) ( 2 .4 ) ( 3 .8 ) ( 5.6
2002 .5 ( .8 )  ( 2 .3 ) ( 2 .7 ) ( 4 .2 ) ( 6.2
2003 .3 ( 1 .1 ) ( 2 .7 ) ( 3 .0 ) ( 4 .7 ) ( 6 .9
2004 .1 ( 1 .4 )  ( 3 .2 ) ( 3 .4 ) ( 5 .2 ) ( 7.6
2005 .0 ( 1 .6) ( 3 .6 ) ( 3 .7 ) ( 5 .6 ) ( 8 .3
2006 ( .2 ) ( 2 .0 )  ( 4 .2 ) ( 4 .1 ) ( 6 .2 ) ( 9.1
2007 ( .3 ) ( 2 .2 ) ( 4 .6 ) ( 4 .4 ) ( 6 .7 ) ( 9.8
2008 ( .4 ) ( 2 .6 )  ( 5 .1 ) ( 4 .8 ) ( 7 .2 ) (10.6
2009 ( .6 ) ( 2 .9 ) ( 5 .6 ) ( 5 .1 ) ( 7 .8 ) (11.4
2010 ( .8 ) ( 3 .2 )  ( 6 .2 ) ( 5 .6 ) ( 8 .4 ) (12.4
2011 ( .9 ) ( 3 .5 ) ( 6 .7 ) ( 5 .9 ) ( 8 .9 ) (13.2
2012 { i .o ) ( 3 .9 )  ( 7 .3 ) ( 6 .4 ) ( 9 .6 ) (14.2
2013 ( 1 .2 ) ( 4 .2 )  ( 7 .9 ) ( 6 .8 ) (10 .3 ) (15.2
2014 ( 1 .3 ) ( 4 .6 )  ( 8 .6 ) ( 7 .3 ) (11 .0 ) (16.3
2015 ( 1 .4 ) ( 4 .9 ) ( 9 .1 ) ( 7 .7 ) (11 .6 ) (17.3
2016 (11 .8 ) (15 .5 ) (20 .0 ) (18 .5 ) (22 .6 ) (28.7
2017 (11 .9 ) (15 .8 )  (20 .7 ) (19 .0 ) (23 .3 ) (29.9

(6/6/85 )R



RENTAL PAYMENTS v . AOC LEASE PURCHASE

ASSUMPTIONS: AOC COSTS INCLUDE OPERATING COST PASS THRU
RENTAL SPACE HAS 2% / YEAR INCREASE IN BASE 

RENT AS MARKET ADJUSTMENT 
NO RENTAL ROLLOVER WHEN LEASES RENEW 
CPI ESCALATION ON OPERATING COST r AME FOR 

AOC OR RENTAL 
FURNITURE COST REMOVED FROM AOC

ANCHORAGE OFFICE COMPLEX - COMPARISON OF CASH FLOWS - 2%, NO ROLLOVER

(IN MILLIONS)

FISCAL YEAR RENT AOC DIFF. A

1988 $ 8 .4 $11.1 $ 2.7
1989 9.2 11.6 2.4
1990 9.6 11.9 2.3
1991 9.9 12.1 2.2
1992 10.3 12.3 2.0
1993 10.8 12.6 1.8
1994 11.2 12.9 1.7
1995 11.7 13.3 1.6
1996 12.2 13.6 1.4
1997 12.7 14.0 1.3
1998 13.3 14.4 1.1
1999 13.9 14.9 1.0
2000 14.6 15.4 .8
2001 15.3 15.9 .6
2002 16.0 16.5 .5
2003 16.8 17.1 .3
2004 17.6 17.7 .1
2005 . 18.5 18.5 .0
2006 19.4 19.2 ( .2 )
2007 20.4 20.1 ( .3 )
2008 21.4 21.0 ( .4 )
2009 22.6 22.0 ( .6 )
2010 23.8 23.0 ( .8 )
2011 25.1 24.2 ( .9 )
2012 26.4 25.4 ( 1 .0 )
2013 27.9 26.7 ( 1 .2 )
2014 29.4 28.1 ( 1 .3 )
2015 31.1 29.7 ( 1 .4 )
2016 32.9 21.1 (11 .8 )
2017 34.8 22.9 (11 .9 )

(6/6/85)6R



ANCHORAGE OFFICE COMPLEX - COMPARISON OF CASH FLOWS - 3S, NO ROLLOVER

RENTAL PAYMENTS v . AOC LEASE PURCHASE

ASSUMPTIONS: AOC COSTS INCLUDE OPERATING COST PASS THRU
RENTAL SPACE HAS 2% /  YEAR INCREASE IN BASE 

RENT AS MARKET ADJUSTMENT 
NO RENTAL ROLLOVER WHEN LEASES RENEW 
CPI ESCALATION ON OPERATING COST SAME FOR 

AOC OR RENTAL 
FURNITURE COST REMOVED FROM AOC

(IN MILLIONS)

FISCAL YEAR RENT AOC DIFF.

1988 S 8 .5 $11.1 $ 2.6
1989 9.3 11.6 2.3
1990 9.7 11.9 2.2
1991 10.2 12.1 1.9
1992 10.7 12.3 1.6
1993 11.2 12.6 1.4
1994 11.7 12.9 1.2
1995 12.3 13.3 1.0
1996 12.9 13.6 .7
1997 13.5 14.0 .5
1998 14.2 14.4 .2
1999 14.9 14.9 .0
2000 15.6 15.4 ( .2
2001 16.4 15.9 ( .5
2002 17.3 16.5 ( .8
2003 18.2 17.1 ( 1.1
2004 19.1 17.7 ( 1.4
2005 20.1 18.5 ( 1.6
2006 21.2 19.2 ( 2.0
2007 22.3 20.1 ( 2.2
2008 23.6 21.0 ( 2.6
2009 24.9 22.0 ( 2.9
2010 26.2 23.0 ( 3.2
2011 27.7 24.2 ( 3.5
2012 29.3 25.4 ( 3 .9
2013 30.9 26.7 ( 4 .2
2C14 32.7 28.1 ( 4.6
2015 34.6 29.7 ( 4 .9
2016 36.6 21.1 (15.5
2017 38.7 22.9 (15 .8

(6/6/85)6.1R



RENTAL PAYMENTS v . AOC LEASE PURCHASE

ASSUMPTIONS: AOC COSTS INCLUDE OPERATING COST PASS THRU
RENTAL SPACE HAS 4% /  YEAR INCREASE IN BASE 

RENT AS MARKET ADJUSTMENT 
NO RENTAL ROLLOVER WHEN LEASES RENEW 
CPI ESCALATION ON OPERATING COST SAME FOR 

AOC OR RENTAL 
FURNITURE COST REMOVED FROM AOC

ANCHORAGE OFFICE COMPLEX - COMPARISON OF CASH FLOWS - 4%, NO ROLLOVER

(IN MILLIONS)

FISCAL YEAR RENT AOC DIFF.

1988 S 8 .7 $11.1 S 2.4
1989 9.5 11.6 2.1
1990 10.0 11.9 1.9
1991 10.5 12.1 1.6
1992 11.1 12.3 1.2
1993 11.7 12.6 .9
1994 12.3 12.9 .6
1995 12.9 13.3 .4
1996 13.6 13.6 ----
1997 14.4 14.0 ( .4
1998 15.2 14.4 ( .8
1999 16.0 14.9 ( 1.1
2000 16.9 15.4 ( 1.5
2001 17.8 15.9 ( 1.9
2002 18.8 16.5 ( 2.3
2003 19.8 17.1 ( 2.7
2004 20.9 17.7 ( 3.2
2005 22.1 18.5 ( 3.6
2006 23.4 19.2 ( 4.2
2007 24.7 20.1 ( 4.6
2008 26.1 21.0 ( 5.1
2009 27.6 22.0 ( 5.6
2010 29.2 23.0 ( 6.2
2011 30.9 24.2 ( 6.7
2012 32.7 25.4 ( 7.3
2013 34.6 26.7 ( 7 .9
2014 36.7 28.1 ( 8.6
2015 38.8 29.7 ( 9.1
2016 41.1 21.1 (20.0
2017 43.6 22.9 (20.7

(6/6/85)7R



ANCHORAGE OFFICE COMPLEX - COMPARISON OF CASH FLOWS - 2%

RENTAL PAYMENTS v . AOC LEASE PURCHASE

ASSUMPTIONS:. AOC COSTS INCLUDE OPERATING COST PASS THRU 
RENTAL SPACE HAS 2% / YEAR INCREASE IN BASE 

RENT AS MARKET ADJUSTMENT 
RENTAL ROLLOVER BASED ON TEN NEWEST ACTUAL 

LEASES IN ANCHORAGE 
CPI ESCALATION ON OPERATING COST SAME FOR 

AOC OR RENTAL 
FURNITURE COST REMOVED FROM AOC

(IN MILLIONS)

FISCAL YEAR RENT AOC DIFF.

1988 S 8 .7 $11.1 $ 2.4
1989 11.0 11.6 .6
1990 11.4 11.9 .5
1991 11.9 12.1 .2
1992 12.4 12.3 ( .1
1993 12.9 12.6 ( .3
1994 13.4 12.9 ( .5
1995 14.0 13.3 ( .7
1996 14.6 13.6 ( 1.0
1997 15.3 14.0 ( 1.3
1998 16.0 14.4 ( 1.6
1999 16.7 14.9 ( 1.8
2000 17.5 15.4 ( 2.1
2001 18.3 15.9 ( 2 .4
2002 19.2 16.5 ( 2.7
2003 20.1 17.1 ( 3 .0
2004 21.1 17.7 ( 3.4
2005 22.2 18.5 ( 3.7
2006 23.3 19.2 ( 4.1
2007 24.5 20.1 ( 4 .4
2008 25.8 21.0 ( 4 .8
2009 27.1 22.0 ( 5.1
2010 28.6 23.0 ( 5.6
2011 30.1 24.2 ( 5 .9
2012 31.8 25.4 ( 6 .4
2013 33.5 26.7 ( 6 .8
2014 35.4 28.1 ( 7.3
2015 37.4 29.7 ( 7.7
2016 39.6 21.1 (18.5
2017 41.9 22.9 (19.0

(6/5/85) R



ANCHORAGE OFFICE COMPLEX - COMPARISON OF CASH FLOWS - 3%

RENTAL PAYMENTS v.  AOC LEASE PURCHASE

ASSUMPTIONS: AOC COSTS INCLUDE OPERATING COST PASS THRU
RENTAL SPACE HAS 3S / YEAR INCREASE IN BASE 

RENT AS MARKET ADJUSTMENT 
RENTAL ROLLOVER BASED ON TEN NEWEST ACTUAL 

LEASES IN ANCHORAGE 
CPI ESCALATION ON OPERATING COST SAME FOR 

AOC OR RENTAL 
FURNITURE COST REMOVED FROM AOC

(IN MILLIONS)

FISCAL YEAR RENT

1988 S 8 .8
1989 11.2
1990 11.7
1991 12.3
1992 12.8
1993 13.4
1994 14.1
1995 14.7
1996 15.4
1997 16.2
1998 17.0
1999 17.8
2000 18.7
2001 19.7
2002 20.7
2003 21.8
2004 22.9
2005 24.1
2006 25.4
2007 26.8
2008 28.2
2009 29.8
2010 31.4
2011 33.1
2012 35.0
2013 37.0
2014 39.1
2015 41.3
2016 43.7
2017 46.2

AOC DIFF. AOC

$11.1 S 2.3
11.6 .4
11.9 .2
12.1 ( .2 )
12.3 ( .5 )
12.6 ( .8 )
12.9 ( 1 .2)
13.3 ( 1.4)
13.6 ( 1 .8)
14.0 ( 2 .2 )
14.4 ( 2 .6 )
14.9 ( 2 .9 )
15.4 ( 3 .3 )
15.9 ( 3 .8 )
16.5 ( 4 .2 )
17.1 ( 4 .7 )
17.7 ( 5 .2 )
18.5 ( 5 .6 )
19.2 ( 6 .2 )
20.1 ( 6 .7 )
21.0 ( 7 .2 )
22.0 ( 7 .8 )
23.0 ( 8 .4 )
24.2 ( 8 .9 )
25.4 ( 9 .6 )
26.7 (10 .3 )
28.1 (11 .0 )
29.7 ( U . 6 )
21.1 (22 .6)
22.9 (23 .3 )

(6/5/85)R



ANCHORAGE OFFICE COMPLEX - COMPARISON OF CASH FLOWS - 4S

RENTAL PAYMENTS v.  AOC LEASE PURCHASE

ASSUMPTIONS: AOC COSTS INCLUDE OPERATING COST PASS THRU
RENTAL SPACE HAS 4% / YEAR INCREASE IN BASE 

RENT AS MARKET ADJUSTMENT 
RENTAL ROLLOVER BASED ON TEN NEWEST ACTUAL 

LEASES IN ANCHORAGE 
CPI ESCALATION CN OPERATING COST SAME FOR 

AOC OR RENTAL 
FURNITURE COST REMOVED FROM AOC

(IN MILLIONS)

FISCAL YEAR RENT AOC DIFF.

1988 S 8 .9 $11.1 S 2.2
1989 11.5 11.6 .1
1990 12.1 11.9 ( .2
1991 12.7 12.1 ( .6
1992 13.4 12.3 ( 1.1
1993 14.1 12.6 ( 1.5
1994 14.9 12.9 ( 2.0
1995 15.7 13.3 ( 2.4
1996 16.5 13.6 ( 2.9
1997 17.4 14.0 ( 3.4
1998 18.3 14.4 ( 3.9
1999 19.3 14.9 ( 4.4
2000 20.4 15.4 ( 5.0
2001 21.5 15.9 ( 5.6
2002 22.7 16.5 ( 6.2
2003 24.0 17.1 ( 6.9
2004 25.3 17.7 ( 7.6
2005 26.8 18.5 ( 8.3
2006 28.3 19.2 ( 9.1
2007 29.9 20.1 ( 9.8
2008 31.6 21.0 (10.6
2009 33.4 22.0 (11 .4
2010 35.4 23.0 (12.4
2011 37.4 24.2 (13.2
2012 39.6 25.4 (14.2
2013 41.9 26.7 (15.2
2014 44.4 28.1 (16.3
2015 47.0 29.7 (17.3
2016 49.8 21.1 (28.7
2017 52.8 22.9 (29.9

( 6 / 5 / 8 5 )R
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CHAPTER I 
Executive Summary

This r e p o r t  w a s  p r e p a r e d  by CCC A r c h i t e c t s  and P l a n n e r s  of 
A nc h o r a g e ,  A l a s k a  in a s s o c i a t i o n  w i t h  J i m  S t e i n m a n n  and A s s o c i a t e s  
of Juneau, A l a s k a  a n d  B e v e r l y  Hills, California.

The r e p o r t  p r e s e n t s  a s u m m a r y  of the fi n d i n g s  and r e c o m m e n d a t i o n s  
of the C o n s u l t a n t  r e l a t i v e  to the f e a s i b i l i t y  of d e v e l o p i n g  a 
c o n s o l i d a t e d  S t a t e  g o v e r n m e n t  o f f i c e  f a c i l i t y  in Anc h o r a g e .  
Inc l u d e d  is a r e v i e w  and a n a l y s i s  of a l t e r n a t i v e  sites and a c o m­
p a r i s o n  of the c o s t s  a s s o c i a t e d  w i t h  a n d  the a d v a n t a g e s  and 
d i s a d v a n t a g e s  of a l t e r n a t i v e  fa c i l i t y  d e v e l o p m e n t  concepts. The 
r e p o r t  al s o  i d e n t i f i e s  the. scope of  the Project, n a r r o w s  the 
l oc a t i o n  t o  the C e n t r a l  B u s i n e s s  D i s t r i c t  ( C BD), and ide n t i f i e s  
t h ree sites f r o m  w h i c h  a final site c a n  be selected.

P r e s e n t e d  b e l o w  is a s u m m a r y  of the m a j o r  f i n d i n g s  and r e c o m m e n d a­
tions  d e v e l o p e d  in g r e a t e r  de t a i l  t h r o u g h o u t  the r e m a i n d e r  of this 
report. A  s u m m a r y  is p r o v i d e d  at this p o i n t  to serve as a q u i c k  
r e f e r e n c e  for f u t u r e  u s e  b y  the reader, to p l a c e  into p r o p e r  
p e r s p e c t i v e  the d e t a i l e d  a n a l y s i s  w h i c h  follows, and to p r o v i d e  
an e x e c u t i v e  s u m m a r y  of the study.

A. S u m m a r y  of F i n d i n g s

1. T h e r e  are a p p r o x i m a t e l y  2,300 S t ate "office type" e m p l o y e e s  
w i t h i n  the E x e c u t i v e  b r a n c h  in A n c h o r a g e  o c c u p y i n g  a p p r o x i­
ma t e l y  3 6 8 ,000 n e t  square feet (NSF) of leased s p ace and 
a p p r o x i m a t e l y  1 4 0 , 0 0 0  N S F  of S t a t e - o w n e d  space.

2. Th i s  500,000 N S F  of S t a t e  o c c u p i e d  g e n eral o f f i c e  space is 
l o c a t e d  in o v e r  s e v enty S t a t e - o w n e d  l o c a t i o n s  or leases 
t h r o u g h o u t  the A n c h o r a g e  m e t r o p o l i t a n  area.

3. T h o s e  t w e l v e  E x e c u t i v e  b r a n c h  d e p a r t m e n t s  i n c l u d e d  in this 
study c u r r e n t l y  e m p l o y  1,906 p e r s o n n e l  and o c c u p y  368,185 
N S F  in a t o t a l  of 33 S t a t e - o w n e d  f a c i l i t i e s  and leased 
locations.

4. F o r  t h o s e  i n c l u d e d  d e p a r t m e n t s ,  p e r s o n n e l  r e q u i r e m e n t s  are 
p r o j e c t e d  to i n c r e a s e  to a m a x i m u m  of 2,435 p e r s o n n e l  by the 
y e a r  1995 t o  p r o v i d e  a d d i t i o n a l  services, to fill v a c a n t  
positions, o r  to i m p l e m e n t  r e g i o n a l i z a t i o n  and d e c e n t r a l i z a­
tion  programs.

5. S i g n i f i c a n t  o p p o r t u n i t i e s  are a v a i l a b l e  to r e d u c e  the g r o w t h  
of Sta.te g o v e r n m e n t  t h r o u g h  c e n t r a l i z a t i o n  of c o m m o n  funct i o n s  
into a c o n s o l i d a t e d  o f f i c e  l o c a t i o n  in A n c horage.
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10. Of the total v i s i t o r  load, a p p r o x i m a t e l y  16% was f r o m  o t her 
S t a t e  d e p a r t m e n t s  or divisions, 7% from federal and m u n i c i p a l  
g o v e r n m e n t  offices, 8% fr o m  the b u s i n e s s  community, and 69% 
f r o m  the g e n e r a l  public.

11. A  c e n tral b u s i n e s s  d i s t r i c t  l o c a t i o n  for a c o n s o l i d a t e d  State

12. A p p r o x i m a t e l y  45% of all S t ate e m p l o y e e s  w o u l d  r e g u l a r l y  
u t i l i z e  a c a f e t e r i a  if p r o v i d e d  in a n e w  State O f f i c e  Bu i l d -  
int, 27% w o u l d  p r e f e r  to b ring t h e i r  own lunch, and 28% 
w o u l d  e i t h e r  not eat l u n c h  or l e ave the b u i l d i n g  for lunch.

13. R e l o c a t i o n  o f  the S t ate Capi t a l  from J u n e a u  to W i l l o w  w o u l d  
p r o b a b l y  have o n l y  a m o d e s t  im p a c t  on  State g o v e r n m e n t  
em p l o y m e n t  le v e l s  in A n c h orage. Of the 1,906 e m p l o y e e s  
i n c l u d e d  in the d a t a  base, a n e t  total of less th a n  100 
p o s i t i o n s  w e r e  b e l i e v e d  to be p o t e n t i a l l y  subject to r e l o c a­
tio n  to a n e w  C a p i t a l  City.

14. A  survey of ex i s t i n g  space in A n c h o r a g e  i d e n t i f i e d  n o  a v a i l­
abl e  lease space th a t  c o u l d  s u p port even a small p e r c e n t a g e  
of the 1,800 p e r s o n n e l  r e c o m m e n d e d  for c o n s o l i d a t i o n  into 
one location. A d d i t i o n a l l y ,  no large b u i l d i n g  was i d e n t i f i e d  
th a t  c o uld be p r o c u r e d  for State o c c u p a n c y  by  1,800 employees.

-i

6. The 368,185 NSF c u r r e n t l y  occ u p i e d  by those d e p a r t m e n t s  
inc l u d e d  in this study has an area factor of 193 NSF per 
person.

7. A  space u t i l i z a t i o n  ana l y s i s  of current space r e v e a l e d  an 
u n d e r - u t i l i z a t i o n  of up  to 60% in some i n s t a n c e s  w h i l e  in 
o t h e r  c ases a space d e f i c i e n c y  of u p  to 30% w a s  found.
Overall, it was found that if all space w a s  o p t i m a l l y  
u t i l i z e d  and all space r e q u i r e m e n t s  satisfied, a t otal of *•>
368,651 NSF w o uld be required. This is, c o i n c i d e n t a l l y ,
q u i t e  c l ose to the 368,185 NSF c u r r e n t l y  occupied. " j

>
8. B ased o n  the p e r s o n n e l  p r o j e c t i o n s  and a p p r o p r i a t e  space 

assignments, space r e q u i r e m e n t s  for the ye a r  1985 are pro- 
jec t e d  to be 473,640 NSF, 1990 r e q u i r e m e n t s  are for 552,560
NSF, a n d  by  the ye a r  1995, 626,275 NSF w i l l  be required. !

9. A  total of 8,943 c o n t a c t s  or v i s i t s  per w e e k  w i t h  all levels
of government, the g e n e r a l  public, and the b u s i n e s s  c o m m u n -  \...
i t y  w e r e  found for the d e p a r t m e n t s  i n cluded in the study.
T he r e s u l t i n g  a v e rage of 4.7 w e e k l y  vi s i t s  or c o n t a c t s  per 
e m p l o y e e  i n d i c a t e s  that v i s i t o r  loads w i l l  be e x t r e m e l y  
h e a v y  in a c o n s o l i d a t e d  State O f f i c e  B u i l d i n g  and t h a t  a d e­
quat e  a c c o m m o d a t i o n s  for v i s i t o r s  m u s t  be provided.

;j
a  c e n trax o u s x n e s s  d i s t r i c t  l o c a t i o n  ror a c o n s o l i d a t e d  s tate -n
O f f i c e  B u i l d i n g  w o u l d  requ i r e  p a r k i n g  for up to 80% of the J
b u i l d i n g  p o p u l a t i o n  pl u s  v i s i t o r  parking. A  s uburban location, 
n o t  b e i n g  as a c c e s s i b l e  by p u b l i c  transportation, w o u l d  
r e q u i r e  p a r k i n g  r e q u i r e m e n t s  of 85% of the b u i l d i n g  p o p u l a­
tion  plus v i s i t o r  parking. Hopefully, th i s  w o u l d  be  r e d u c e d  
in the fu t u r e  t h r o u g h  c a r - p o o l i n g  a n d  m o r e  e x t e n s i v e  u s e  of 
i m p r o v e d  pu b l i c  t r a n s i t  systems. ' J

J
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15. C o n s o l i d a t i o n  of a n u m b e r  of State d e p a r t m e n t s  and d i v i s i o n s  
into a c o m b i n e d  f a c i l i t y  should p r o d u c e  s i g n i f i c a n t  long term 
o perat i o n a l  savings t o t a l i n g  a p p r o x i m a t e l y  $ 2 1 , 1 1 4 , 3 0 3  ov e r
a twenty ye a r  t i m e f r a m e  for a Proj e c t  h o u sing 1 , 800 employees. 
Ann u a l  savings should exceed $1,700,000. S p e c i f i c  i d e n t i f i­
able cost savings include:

• Improved internal c o m m u nications,
• I m proved service delivery,
• Sh a r e d  c o m m o n  facilities,
• R e d u c e d  logis t i c s  costs,
• R e d u c e d  an n u a l  o p e r a t i n g  costs, and
© E l i m i n a t i o n  of l abor duplication.

16. The d e v e l o p m e n t  of a c o n s o l i d a t e d  A n c h o r a g e  S t a t e  O f f i c e  
Bui l d i n g  w i l l  entail i n i tial annual c o s t s  in e x c e s s  of t h o s e  
a s s o c i a t e d  w i t h  a c o n t i n u a t i o n  of the c u r r e n t  l e a s i n g  s t r a t e g y  
($8,952,807 v e r s u s  $7,200,000). However, b e t w e e n  t h e  f i f t h  
and t e n t h  y e a r s  the annual c osts of a l e a s e / p u r c h a s e  a r r a n g e­
me n t  for a n e w  b u i l d i n g  will be less th a n  t h o s e  for c o n t i n u e d  
leasing of e x i s t i n g  and a d d i t i o n a l  space as w o u l d  o t h e r w i s e  be 
necessary. The e c o n o m i c  b r e a k - e v e n  p o i n t  is, t h e refore, 
somewhere b e t w e e n  the f ifth a n d  t enth years.

17. In a d d i t i o n  to q u a n t i f i a b l e  cost savi n g s  r e s u l t i n g  f r o m  t h e  
d e v e l o p m e n t  of a c o n s o l i d a t e d  S t a t e  Office Building, no n -  
q u a n t i f i a b l e  b e n e f i t s  w i l l  i n c l u d e  e n h a n c e d  p u b l i c  a c c e s s i­
bi l i t y  and the m o r e  e f f i c i e n t  and e f f e c t i v e  d e l i v e r y  of 
services to t h e  public.

T hese f i ndings and o t h e r  da t a  d e v e l o p e d  b y  the C o n s u l t a n t  d u r i n g  
the c o u r s e  of the s t u d y  led to a n u m b e r  of r e c o m m e n d a t i o n s  t h a t  w e r e  
s e q u e n t i a l l y  d e v e l o p e d  b y  the C o n s u l t a n t  and the P r o j e c t  A d v i s o r y  
Committee. T h e s e  r e c o m m e n d a t i o n s  b u i l t  up o n  the f i n d i n g s  and 
p r e v i o u s  r e c o m m e n d a t i o n s  to e v o l v e  into a spe c i f i c  r e c o m m e n d e d  
pl a n  of action.

B. S u m m a r y  of R e c o m m e n d a t i o n s

1. Of the 1,906 p e r s o n n e l  i n c l u d e d  in the da t a  base, it is 
r e c o m m e n d e d  th a t  the c o n s o l i d a t e d  S t a t e  O f f i c e  B u i l d i n g  a c c o m­
mo d a t e  a staff c o m p l i m e n t  of a p p r o x i m a t e l y  1,800 emp l o y e e s .  
L a r g e r  fut\ire staff l e v e l s  can be a c c o m m o d a t e d  t h r o u g h  a 
p h a s e d  c o n s t r u c t i o n  program.

2. D e p a r t m e n t s  and d i v i s i o n s  c o n s i d e r e d  to be n o t  a p p r o p r i a t e  
f o r  i n c l u s i o n  in a c o n s o l i d a t e d  State O f f i c e  B u i l d i n g  d u e  to 
th eir special a d j a c e n c y  o r  u n i q u e  space r e q u i r e m e n t s  i n c l u d e  
th e  P u b l i c  Defender, D e p a r t m e n t  of Law, D a t a  P r ocessing,



13. A  c o n s t r u c t i o n  b u d g e t  of a p p r o x i m a t e l y  $ 5 5 , 0 0 0 , 0 0 0  w i l l  be 
r e q u i r e d  for the r e c o m m e n d e d  4 2 6 , 0 0 0  GSF building, e x c l u s i v e  
of parking. I n f l a t i o n  u n til c o n s t r u c t i o n  is c o m p l e t e d  wi l l  
add a n o t h e r  $10,000,000, and t w o  levels of b e l o w  g r a d e  
p a r king for 1,000 spaces w i l l  add a n o t h e r  $16,000,000. T o t a l  
c o n s t r u c t i o n  c osts are th u s  e s t i m a t e d  to be $ 8 1 , 0 0 0 , 0 0 0  for 
P hase I.

14. L a n d  acquisition, site deve l o p m e n t ,  and u t i l i t y  u p g r a d i n g  
costs will a p p r o x i m a t e  $ 1 0 , 0 0 0 , 0 0 0  for a t h r e e  b l o c k  site.
T otal P r o j e c t  c o sts w i l l  thus a p p r o a c h  $91,000,000.

15. T h e  State should eng a g e  a real est a t e  c o n s u l t a n t  to w o r k  w i t h  
DOT/PF to c o n d u c t  a d d i t i o n a l  i n v e s t i g a t i o n s  r e l a t i v e  to 
a c q u i s i t i o n  c o sts and p r o c e d u r e s  and to act as n e c e s s a r y  to 
a c q uire the property. To m i n i m i z e  t h e  cost of inflation, site 
a c q u i s i t i o n  should be c o m p l e t e d  b y  S e p t e m b e r  1981.

16. N e g o t i a t i o n s  should c o n t i n u e  t o w a r d s  the p r o c u r e m e n t  of a 
t hird b l o c k  c o n t i g u o u s  w i t h  the s elected site. . This b l o c k  
should be p r o c u r e d  o u t r i g h t  or a p u r c h a s e  o p t i o n  secxired.

17. A  c o m p r e h e n s i v e  space r e q u i r e m e n t s  d a t a  ba s e  and a b u i l d i n g  
p e r f o r m a n c e  and d e s i g n  s p e c i f i c a t i o n  for the P r o j e c t  sho u l d  be 
i n i t i a t e d  in Ju n e  of 19 8 1  and c o m p l e t e d  p r i o r  t o  D e c e m b e r  of 
1981.

18. The State should e v a l u a t e  a l t e r n a t i v e  f i n a n c i n g  and d e v e l o p­
m e n t  methods, e x p l o r e  f i n a n c i n g  o p p o r t u n i t i e s  th a t  m a y  be 
p r o v i d e d  by t h e  A l a s k a  I n d u s t r i a l  D e v e l o p m e n t  Aut h o r i t y ,  and 
e x p lore all legal issues s u r r o u n d i n g  the a c q u i s i t i o n  and le a s e /  
p u r c h a s e  reco m m e n d a t i o n s .

19. C u r r e n t  and p r o j e c t e d  p e r s o n n e l  and space r e q u i r e m e n t s  for 
t h ose d e p a r t m e n t s  and d i v i s i o n s  c o m p a t i b l e  w i t h  o c c u p a n c y  in 
the P r o j e c t  should be t h o r o u g h l y  r e v i e w e d  by  D O A  so d e c i s i o n s  
r e lative to d e f i n i t i v e  b u i l d i n g  o c c u p a n c y  p a t t e r n s  can be 
m a d e  at the e a r l i e s t  o p p o r t u n i t y .
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CHAPTER II 
Introduction

In 1980 a F a c i l i t y  N e e d s  and R e c o m m e n d e d  P3,an-of-Action S t u d y  w a s  
p r e p a r e d  for the S t a t e  of A l a ska, The S tudy was c o m p l e t e d  u n d e r  
the d i r e c t i o n  of J i m  S t e i n m a n n  w h i l e  P r e s i d e n t  of F a c i l i t y  S c i e n c e s  
C o r p o r a t i o n  in a s s o c i a t i o n  w i t h  C C C  A r c h i t e c t s  and Plann e r s ,  The 
S t u d y  e v a l u a t e d  the c u r r e n t  S t a t e  o c c u p i e d  space in t h i r t e e n  
communities, i n c l u d i n g  A n c h o r a g e ,  i d e n t i f i e d  e x i s t i n g  space s u r­
plu s e s  or d e f i c i e n c i e s ,  a n d  d e v e l o p e d  g e n e r a l  r e c o m m e n d a t i o n s  for 
f u t u r e  space m a n a g e m e n t  and f a c i l i t y  d e v e l o p m e n t  programs.

F o r  Anc h o r a g e ,  this F a c i l i t y  N e e d s  S t u d y  r e c o m m e n d e d  t h a t  s u b s t a n­
tial a m o u n t s  of l e a s e d  s pace be e l i m i n a t e d  from the s pace i n v e n t o r y  
and c o n s o l i d a t e d  in t o  a c o m b i n e d  f a c i l i t y  t h a t  w o u l d  i n i t i a l l y  
p r o v i d e  a m i n i m u m  of 2 0 0 , 0 0 0  n e t  square feet (NSF). A s  a f o l l o w - u p  
to this state w i d e  f a c i l i t y  d e v e l o p m e n t  study, the D e p a r t m e n t  of 
A d m i n i s t r a t i o n  (DOA) c o n t r a c t e d  for a m o r e  d e f i n i t i v e  a n a l y s i s  of 
c u r r e n t  a n d  future s p ace r e q u i r e m e n t s  and for d e t e r m i n i n g  the 
f e a s i b i l i t y  of d e v e l o p i n g  a c o n s o l i d a t e d  S t a t e  O f f i c e  B u i l d i n g  in 
A n c h o r a g e  to a c c o m m o d a t e  lo n g  r a n g e  n a e d s  t h r o u g h  the y e a r  1995. 
Th i s  report, p r e p a r e d  by C C C  A r c h i t e c t s  a n d  P l a n n e r s  a n d  J i m  
S t e i n m a n n  and A s s o c i a t e s  (together r e f e r r e d  to as t h e  "Consultant") 
is the r e s u l t  of t h o s e  efforts.

A. R e p o r t  O u t l i n e

C h a p t e r  II p r e s e n t s  a d i s c u s s i o n  of b a c k g r o u n d  i n f o r m a t i o n  t h a t  
led to  th i s  study, states the goals, o bjectives, and p u r p o s e  of 
the Project, i d e n t i f i e s  the C o n s u l t a n t ' s  w o r k  m e t h o d o l o g y ,  and 
sum m a r i z e s  the r e s u l t s  e x p e c t e d  to be a c h i e v e d  b y  c o n s t r u c t i n g  the 
A n c h o r a g e  S t ate O f f i c e  Build i n g .

C h a p t e r  III d i s c u s s e s  the o v e r a l l  f e a s i b i l i t y  of the P r o j e c t  and 
d e v e l o p s  a p r e l i m i n a r y  c o m p a r a t i v e  a n a l y s i s  of the c o s t s  a n d  e c o n­
omics  a s s o c i a t e d  w i t h  d e v e l o p i n g  the Project.

C h a p t e r  IV d e v e l o p s  a c o m p r e h e n s i v e  p r o g r a m  o f  c u r r e n t  a n d  fu t u r e  
p e r s o n n e l  and space r e q u i r e m e n t s  for t h o s e  d e p a r t m e n t s  a n d  d i v i s i o n s  
th a t  m i g h t  be i n c l u d e d  in the P r oject, i d e n t i f i e s  i m p o r t a n t  a d j a­
cen c y  r e l a t i o n s h i p s  t h a t  s h o u l d  be satisfied, a n d  p r o v i d e s  a c o m p r e­
hen s i v e  b u i l d i n g  space program.

C h a p t e r  V  d i s c u s s e s  a n u m b e r  o f  g e n e r a l  l o c a t i o n s  t h r o u g h o u t  the 
A n c h o r a g e  m e t r o p o l i t a n  a r e a  t h a t  m i g h t  be a p p r o p r i a t e  for t h e  
P r o j e c t  and d o c u m e n t s  t h e  s e l e c t i o n  of the CBD as the m o s t  a p p r o­
p r i a t e  location.

C h a p t e r  VI a n a l y z e s  a n u m b e r  o f  a l t e r n a t i v e  sites w i t h i n  t h e  CBD 
an d  n a r r o w s  the list of c a n d i d a t e  sites considerably.
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C h a p t e r  V I I  th e n  evaluates a l t e r n a t i v e  sites and d e v e l o p s  a d d i­
tional t e c h n i c a l  inform a t i o n  and a c o m p a r a t i v e  a nalysis of the 
four final sites w i t h i n  the CBD.

C h a p t e r  V I I I  p r e s e n t s  a c o m p r e h e n s i v e  r e c o m m e n d e d  impl e m e n t a t i o n  
program, a P r o j e c t  schedule, r e f i n e s  the o v e r a l l  cost estimate, 
and pre s e n t s  a n u m b e r  of r e c o m m e n d a t i o n s  m a d e  b y  the C o n s u l t a n t  
to g u i d e  the i m p l e m e n t a t i o n  p r o c e s s  d u r i n g  the ne x t  m a n y  months.

B . B a c k g r o u n d

The total S t ate e m ployee base in the A n c h o r a g e  area is g r e a t e r  than 
that for any o t h e r  c i t y  in the State, including Juneau, the C a p i t a l  
City. The peak emp l o y m e n t  base, w h i c h  u s u a l l y  oc c u r s  du r i n g  the 
summer months, m a y  r e ach 4,500 p e r s o n n e l  in the Executive, L e g i s­
lative and J u d i c i a l  branches. W i t h  the U n i v e r s i t y  of Alaska, 
Anc h o r a g e ,  a p p r o x i m a t e l y  1,000 add i t i o n a l  State employees are 
l o c ated in the A n c h o r a g e  area. B y  comparison, J u n e a u  and F a i r b a n k s  
have a S t ate e m p l o y m e n t  base of  a p p r o x i m a t e l y  4,000 and 1,000 
respectively.

W h i l e  the a bove 4,500 e m p l o y m e n t  ba s e  e s t i m a t e  for A n c h o r a g e  r e p r e­
sents the m a x i m u m  n u m b e r  of employees, the real, full- t i m e  w o r k  
force, as r e f l e c t e d  on the payroll, is c l o s e r  to 4,033 employees.
Of t h ese 4,033 A n c h o r a g e  b a s e d  employees, a b o u t  2,300 are c l a s s i f i e d  
as E x e c u t i v e  branch, of f i c e  space users. A  p o r t i o n  of the r e m a i n d e r  
p r o v i d e  staffing at the Pioneers' Homes, the M c L a u g h l i n  Y o u t h  
Center, o t her institutions, or the airport. O t h e r  "non-office" 
w o r k e r s  include P u b l i c  S a f e t y  Troopers, H i g h w a y  Mai n t e n a n c e ,  Data 
P r o c e s s i n g  and C o m m u n i c a t i o n s  technicians, and L e g i s l a t i v e  and 
J u d i c i a l  b r a n c h  staff.

T h e s e  2,300 e m p l o y e e s  p r e s e n t l y  o c c u p y  a p p r o x i m a t e l y  368,000 net 
s quare feet (NSF) of leased o f f i c e  s p ace and a p p r o x i m a t e l y  140,000 
N S F  of S t a t e - o w n e d  space. This t o t a l  of a p p r o x i m a t e l y  500,000 NSF 
is l o c ated in over seventy o f f i c e s  a n d  s e p a r a t e l y  iden t i f i a b l e  
leases t h r o u g h o u t  the g r e a t e r  A n c h o r a g e  area.

W i t h  the e x c e p t i o n  o f  the D e p a r t m e n t  o f  Labor, n o  single d e p a r t m e n t  
has all of its d i v i s i o n s  or f u n c t i o n s  l o c ated in one b u i l d i n g  or, 
for t h a t  matter, even in the same g e n e r a l  ar e a  w i t h i n  Anchorage.
M o s t  departments, w i t h  the a d d i t i o n a l  e x c e p t i o n  of the DOT/PF and 
the D e p a r t m e n t  of Pu b l i c  Safety, b o t h  of w h i c h  are p r i m a r i l y  
l o c ated in S t a t e - o w n e d  facilities, are scatt e r e d  thr o u g h o u t  six or 
m o r e  separate l o c a t i o n s  in the g r e a t e r  A n c h o r a g e  area.

T h i s  f r a g m e n t a t i o n  not on l y  c r e a t e s  s i g n i f i c a n t  inefficiencies, 
c o s t l y  duplication, and p r o d u c t i v i t y  losses, b u t  it also does a 
d i s s e r v i c e  to the v e r y  pu b l i c  the S t a t e  g o v e r n m e n t  is sup p o s e d  to 
serve. To at t a c k  this problem, c o m b i n i n g  S tate offices w a s  v i e w e d  
b y  the State as hav i n g  m a n y  a d v a n t a g e s  i n c l u d i n g  improved pu b l i c  
service, m a k i n g  g o v e r n m e n t  m o r e  access i b l e ,  and inc r e a s i n g  the 
l evel of its accountability.
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A n  a d d i t i o n a l  c o n s i d e r a t i o n  that p r o m p t e d  the State to p r o c e e d  with, 
t h i s  P r o j e c t  is the c u r r e n t  t rend t o w a r d  Stare g o v e r n m e n t  r e g i o n a l -  
i z a t i o r . To be t t e r  s e r v e ,all p o p u l a t i o n  centers of A l a s k a  t h r o u g h  
this r e g i o n a l i z a t i o n  program, a d d i t i o n a l  and improved q u a l i t y  
o f f i c e  space in all r e g i o n s  of the S t a t e  will be necessary. This 
P r o j e c t  r e p r e s e n t s  the f i rst step t o w a r d s  a c h i e v i n g  t h a t  goal.

C. P u r p o s e

T h e  S t a t e  w i s h e s  to i m p r o v e  s e r v i c e s  to its cit i z e n s  and at the 
same ti m e  to improve the e f f i c i e n c y  of p r o v i d i n g  those services 
b y  d e v e l o p i n g  a c o n s o l i d a t e d  f a c i l i t y  or f a c i l i t i e s  on the same or 
a d j a c e n t  sites. It is the S t a t e ' s  d e s i r e  to have these f a c i l i t i e s  
l o c a t e d  in a m a n n e r  t h a t  m a x i m i z e s  t h e i r  a c c e s s i b i l i t y  to  the 
p u b l i c  w h i l e  r e m a i n i n g  c o m p a t i b l e  w i t h  t h e  long range g o a l s  of the . 
c o m m u n i t y  and n e i g h b o r h o o d  in w h i c h  th e y  are located.

To f a c i l i t a t e  the i m p l e m e n t a t i o n  of this S t a t e m e n t  of Purpose, the 
State of A l a s k a  c o n t r a c t e d  w i t h  the C o n s u l t a n t  to c o n duct a 
F a c i l i t y  N e e d s  S t u d y  f o r  t h e  A n c h o r a g e  S t a t e  O f f i c e  B u i l d i n g  
Project. The specific p u r p o s e s  of t h e  s tudy w e r e  to r e v i e w  c u r r e n t  
and fu t u r e  p e r s o n n e l  and s pace r e q u i r e m e n t s  for the m a j o r i t y  of 
S tate d e p a r t m e n t s  l o c ated in the A n c h o r a g e  area, to d e t e r m i n e  w h i c h  
d e p a r t m e n t s  and d i v i s i o n s  b e s t  s erve and are b e s t  served b y  a c o n­
soli d a t e d  facility, and to r e c o m m e n d  specific sites w h i c h  w o u l d  be 
sui t a b l e  for the d e v e l o p m e n t  of the c o m b i n e d  facility.

T h i s  r e p o r t  d o c u m e n t s  t h a t  p rocess, the findings, and t h e  r e c o m­
me n t a t i o n s  m a d e  b y  the C o n s u l t a n t .  T h r o u g h o u t  the process, the 
f i n d i n g s  w e r e  re v i e w e d  and a p p r o v e d  b y  t h e  D e p a r t m e n t  of A d m i n i s­
tra t i o n  and the P r o j e c t  A d v i s o r y  C o m m i t t e e  w h i c h  is com p o s e d  of 
r e p r e s e n t a t i v e s  o f  DOA, DOT/PF, the m u n i c i p a l i t y  of A n c h o r a g e  
P l a n n i n g  Department, a n d  t h e  A n c h o r a g e  D e v e l o p m e n t  Company.

D. G o a l s  and O b j e c t i v e s

A  n u m b e r  of g o a l s  and o b j e c t i v e s  w e r e  e s t a b l i s h e d  b y  the State for 
the A n c h o r a g e  S t a t e  O f f i c e  B u i l d i n g  P r o j e c t  study. T h e y  include:

1. D e t e r m i n e  w h i c h  d e p a r t m e n t s  a n d  d i v i s i o n s  b e s t  serve and 
w i l l  be  served b y  a c o n s o l i d a t e d  facility.

2. S e l e c t  the o p t i m u m  location(s) w i t h i n  the A n c h o r a g e  m e t r o­
p o l i t a n  a r e a  for the c o n s o l i d a t e d  facility.

3. A n a l y z e  l i f e - c y c l e  c o s t s  a n d  fu t u r e  g r o w t h  p a t t e r n s  and 
d e t e r m i n e  fun c t i o n a l  e f f i c i e n c i e s  a n d  ene r g y  and cost 
s a v i n g s  w h i c h  m a y  r e s u l t  f r o m  consolid a t i o n .
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4. D e t e r m i n e  the size and type o f  fac i l i t y  or f a c i l i t i e s  to 
b e s t  m e e t  the Stat e ' s  needs, i n c l u d i n g  future g r o w t h  
r e q u irements.

5. B a s e d  on existing o w n e r s h i p  and lease arrangements, annual 
costs, and future requir e m e n t s ,  d e v e l o p  a P r o j e c t  s c hedule 
and an o c c u p a n c y  p l a n  for the r e c o m m e n d e d  f acility or 
f a c i l i t i e s  w i t h  o p t i o n s  a n d  p h a s i n g  alternatives.

6. R e v i e w  the impact on p r o j e c t e d  A n c h o r a g e  space r e q u i r e m e n t s  
of a p o t e n t i a l  Capital r e l o c a t i o n  from Juneau.

E. M e t h o d o l o g y

To a c c o m p l i s h  these g o als a n d  objectives, the C o n s u l t a n t  d e v e l o p e d  
a study m e t h o d o l o g y  e n c o m p a s s i n g  a three p hase scope of work. This 
m e t h o d o l o g y  c a n  be sum m a r i z e d  as follows:

P h a s e  I - P r o j e c t i o n  of R e q u i r e m e n t s

This p h a s e  of the s tudy e n t a i l e d  t h e  c o m p i l a t i o n  and r e v i e w  of 
e x i s t i n g  s p ace and p e r s o n n e l  d o c u m e n t a t i o n , u p d a t e d  and r e f i n e d  
p e r s o n n e l  p r o j e c t i o n s  f o r  p l a n n i n g  y ears 1985, 1990, and 1995, and 
a p p l i e d  a r e a  fa c t o r  an a l y s i s  t e c h n i q u e s  to p r o j e c t  future space 
n e e d s  for all d e p a r t m e n t s  and d i v i s i o n s  i n c l u d e d  in the study.

In c o n j u n c t i o n  w i t h  the d e v e l o p m e n t  of p e r s o n n e l  and space p r o j e c­
tions, the Consu l t a n t ,  t h r o u g h  a q u e s t i o n n a i r e  a n d  i n t e r v i e w  process, 
i d e n t i f i e d  a d j a c e n c y  r e l a t i o n s h i p s  w i t h i n  e a c h  d e p a r t m e n t  and o v e r­
all r e l a t i o n s h i p s  w i t h  o t h e r  S t a t e  d e p a r t m e n t s  o r  d i v i s i o n s  in 
A n c h o r a g e .  A d j a c e n c y  r e l a t i o n s h i p s  w i t h  t h e  local a n d  f e d e r a l  
g o v e r n m e n t s ,  g e n e r a l  public, and t h e  b u s i n e s s  c o m m u n i t y  w e r e  a l s o  
identified.' T h e s e  r e l a t i o n s h i p s  w e r e  q u a n t i f i e d  in terms of f r e­
q u e n c y  of c o n t a c t  p e r  d i v i s i o n  employee.

The C o n s u l t a n t  also i d e n t i f i e d  e m p l o y e e  and v i s i t o r  p a r k i n g  r e q u i r e­
ments, c a l c u l a t e d  the a n n u a l  c o s t s  of o c c u p y i n g  ex i s t i n g  space, and 
i d e n t i f i e d  o p p o r t u n i t i e s  to r e d u c e  o v e r a l l  staff levels, c o n s o l i d a t e  
o perations, share co m m o n  s u p p o r t  spaces, and r e d u c e  annual o p e r a t i n g  
c osts as a r e s u l t  o f  d e p a r t m e n t ,  d i v i s i o n ,  and f a c i l i t y  c o n s o l i d a­
tion into a c o m b i n e d  facility. A t  the c o n c l u s i o n  of P h a s e  I, the 
C o n s u l t a n t  d e v e l o p e d  a p r i o r i t y  l i s t  of t h ose d e p a r t m e n t s  and 
d i v i s i o n s  to be i n cluded in a c o n s o l i d a t e d  facility.

P h ase II - L o c a t i o n a l  A n a l y s i s

This p h a s e  of the study c o m m e n c e d  w i t h  a r e v i e w  of local codes 
and o r d i n a n c e s ,  land use patterns, long r a n g e  c o m m u n i t y  d e v e l o p­
m e n t  plans, a n d  t r a n s p o r t a t i o n  n e t w o r k s  to i d e n t i f y  and a n a lyze 
a l t e r n a t i v e  g e n e r a l  l o c a t i o n s  in the A n c h o r a g e  m e t r o p o l i t a n  area 
a p p r o p r i a t e  for a c o n s o l i d a t e d  facility.
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A r e a  a n a l y s i s  and s e l e c t i o n  c r i t e r i a  w e r e  d e v e l o p e d  a n d  reviewed. 
F i v e  g e n e r a l  g e o g r a p h i c a l  a r eas w e r e  c o m p a r e d  to the criteria, 
and o n e  specific ar e a  w a s  selected.

Next, w i t h i n  the s e lected area, all a v a i l a b l e  sites w e r e  identified, 
q u a n t i t a t i v e  data w a s  gathered, a n d  site selection e v a l u a t i o n  
c r i t e r i a  and w e i g h t s  w e r e  e s t a b l i s h e d  b y  the C o n s u l t a n t  w i t h  the 
a s s i s t a n c e  o f  the S t a t e  and the A d v i s o r y  Committee. P r e l i m i n a r y  
f a c i l i t y  size and p a r k i n g  r e q u i r e m e n t s  w e r e  also e s t a b l i s h e d  b a s e d  
on  P h a s e  I findings.

A n  a n a l y s i s  of ea c h  site w a s  conduced, u s i n g  the e s t a b l i s h e d  
crite r i a ,  and a l i m i t e d  n u m b e r  of a l t e r n a t i v e  sites w e r e  ide n t i f i e d  
for f u r t h e r  c o nsideration.

P h a s e  III - D e v e l o p m e n t  of  R e c o m m e n d e d  S p a c e  U t i l i z a t i o n  '.'lan

T h e  final p h a s e  of the s t udy i d e n t i f i e d  specific i m p l e m e n t a t i o n  
r e c o m m e n d a t i o n s  in s u p p o r t  of the r e q u i r e m e n t s  i d e n t i f i e d  in P hase I 
and the site c a n d i d a t e s  s e l e c t e d  in P h a s e  II. T h e  d e v e l o p m e n t  o f  a 
r e c o m m e n d e d  m a s t e r  p l a n  r e q u i r e d  t h e  i d e n t i f i c a t i o n  of the specific 
d e p a r t m e n t s  and d i v i s i o n s  to o c c u p y  the c o n s o l i d a t e d  f a c i l i t y  and 
t h e i r  i n i t i a l  and long t e r m  p e r s o n n e l  a n d  space requir e m e n t s .

P h a s e d  c o n s t r u c t i o n  a n d  o c c u p a n c y  p r o f i l e s  w e r e  d e v e l o p e d  and p r e -  
a r c h i t e c t u r a l  p l a n n i n g  c o n c e p t s  w e r e  p r e s e n t e d  f o r  e a c h  a l t e r n a t i v e  
site. T h e  C o n s u l t a n t  i d e n t i f i e d  the c o s t s  of site acquisition, 
f a c i l i t y  c o n s t r u c t i o n ,  d e v e l o p m e n t  o v e r h e a d  and r e l a t e d  expenses, 
fees, r e l o c a t i o n  costs, and total l i f e - c y c l e  costs for ea c h  a l t e r­
native. C o s t s  w e r e  t h e n  c o m p a r e d  t o  t h ose a n t i c i p a t e d  if the 
c u r r e n t  d i s p e r s e d  l e a s i n g  p a t t e r n  w a s  continued.

F i n a l l y ,  i m p l e m e n t a t i o n  schedules, c o s t  estimates, and d e v e l o p m e n t  
o p t i o n s  for a c o n s o l i d a t e d  f a c i l i t y  w e r e  d e v e l o p e d  and a r e c o m m e n d e d  
c o u r s e  o f  a c t i o n  p r e s e n t e d  to t h e  State.



CHAPTER » 
Project Feasfoilrty Analysis

A. I n t r o d u c t i o n

As n o t e d  in C h a p t e r  I I , t h e r e  are a p p r o x i m a t e l y  2,300 S t a t e  "office 
type" e m p l o y e e s  c u r r e n t l y  w i t h i n  the E x e c u t i v e  b r a n c h  in A n c h o r a g e  
o c c u p y i n g  a p p r o x i m a t e l y  500,000 N S F  in o v e r  s e v e n t y  S t a t e - o w n e d  
and l e a s e d  l o c a t i o n s  t h r o u g h o u t  the A n c h o r a g e  m e t r o p o l i t a n  area.
T h e  s i g n i f i c a n t  d i s p e r s a l  a n d  f r a g m e n t a t i o n  o f  d e p a r t m e n t s  and 
d i v i s i o n s  raises i m m e d i a t e  c o n c e r n s  for the e f f e c t i v e  a n d  e f f i c i e n t  
d e l i v e r y  of s e rvices t o  the public.

To i m p r o v e  the r e s p o n s i v e n e s s  of S t a t e  a g e n c i e s  to the public, t h e  
c o n s o l i d a t i o n  of c e r t a i n  d e p a r t m e n t s  and d i v i s i o n s  into cne 
f a c i l i t y  on the same o r  a d j a c e n t  sites w a s  i n i t i a l l y  t h o u g h t  to 
o ffer b e n e f i t s  far e x c e e d i n g  any d e t r i m e n t -  o r  in c u r r e d  costs.
W i t h  f e w  exceptions, t h e  study c o n d u c t e d  b y  t h e  C o n s u l t a n t  s u p p o r t s  
this hypothesis.

The r e c o m m e n d e d  c o n s o l i d a t i o n  p r o g r a m  d e t a i l e d  in C h a p t e r  V I I  
o p t i m i z e s  the c o n c e p t s  of d e p a r t m e n t  and d i v i s i o n  c o n s o l i d a t i o n  a n d  
p u b l i c  acce s s i b i l i t y ,  p r o m o t e s  the e c o n o m i c  d e v e l o p m e n t  and 
e n h a n c e m e n t  o f  the A n c h o r a g e  CBD, f a c i l i t a t e s  the d e l i v e r y  of 
ser v i c e s  in the m o s t  c o s t  e f f e c t i v e  a n d  e f f i c i e n t  m a n n e r  possible, 
m i n i m i z e s  l i f e - c y c l e  c o s t s  for n e w  c o n s t r u c t i o n ,  leading, and 
c o n t i n u e d  o c c u p a n c y  of  the A n c h o r a g e  s p ace inventory, al l o w s  for 
the a c c o m m o d a t i o n  of p r o j e c t e d  staff l e v e l s  in an o r d e r l y  and cost 
e f f e c t i v e  m a n ner, a c c o m m o d a t e s  c r i t i c a l  a d j a c e n c y  r e q u i r e m e n t s  
w i t h i n  a n d  a m o n g  d e p a r t m e n t s  and d i v isions, a n d  p r o v i d e s  for an 
o r d e r l y  p h a s e d  o c c u p a n c y  p r o f i l e  m i n i m i z i n g  i n ternal d i s r u p t i o n s  
and a n y  t e m p o r a r y  a d v e r s e  im p a c t  on t h e  d e l i v e r y  of services.

It is i m p o r t a n t  to q u a n t i f y  the e c o n o m i c  a d v a n t a g e s  of c o n s o l i d a t i n g  
a c t i v i t i e s  in one l o c a t i o n  to  d e t e r m i n e  the r e l a t i v e  costs, benefits, 
a d vantages, and d i s a d v a n t a g e s  of a l t e r n a t i v e  s pace a c q u i s i t i o n  
s t r a t e g i e s  and locations. T h e s e  a d v a n t a g e s  a r e  p r e s e n t e d  in the 
b a l a n c e  o f  C h a p t e r  III.

B. L o n g  T e r m  C o n s o l i d a t i o n  S a v i n g s

The c o n s o l i d a t i o n  of  a n u m b e r  of S t a t e  d e p a r t m e n t s  and d i v i s i o n s  i n  
a c o m b i n e d  f a c i l i t y  should p r o d u c e  s i g n i f i c a n t  long t e r m  o p e r a t i o n a l  
savings. S a v i n g s  w i l l  m o s t  l i k e l y  be a c h i e v e d  b y  r e d u c i n g  t r a n s­
por t a t i o n  c o s t s  and travel ti m e  b e t w e e n  v a r i o u s  S t a t e  o f f i c e s  and 
to F e d e r a l  a n d  M u n i c i p a l  g o v e r n m e n t  o p e r a t i o n s .  A d d i t i o n a l l y ,  
i n f o r m a t i o n  c o m m u n i c a t i o n s  will c e r t a i n l y  be e n h a n c e d  by  p r o x i m i t y  
to o n e  a n o t h e r  in a c o m m o n  facility.



A  n u m b e r  of b u i l d i n g  support services can be p r o v i d e d  on a c e n t r a l­
ized b a sis to all State d e p a r t m e n t s  and d i v i s i o n s  i n c l u d e d  in the 
Project. A n n u a l  m a t e r i a l  p r o c u r e m e n t  and su p p l y  costs should be 
r e d u c e d  on a p e r  ca p i t a  basis, and fewer support p e r s o n n e l  should 
be n e c e s s a r y  to p r o v i d e  State g o v e r n m e n t  s e rvices in Anchorage. 
C o n s o l i d a t i o n  of  a n u m b e r  of d e p a r t m e n t s  and d i v i s i o n s  should 
r e d u c e  total r e l a t e d  staff levels.

E n e r g y  c o s t s  should also be r e d u c e d  in a n e w  facility. The S t ate 
c u r r e n t l y  o c c u p i e s  a n u m b e r  of rather e n e r g y  i n e f f i c i e n t  leased 
b u i l d i n g s  and, d i r e c t l y  or indirectly, pays for en e r g y  c osts in 
the a s s o c i a t e d  lease rates. A  n e w  f a c i l i t y  should be e x e m p l a r y  in 
e n e r g y  m a n a g e m e n t ,  and redu c e d  annual o p e r a t i n g  c o sts should result.

Specif i c a l l y ,  a n u m b e r  o f  o p e r a t i o n a l  savings r e s u l t i n g  from c o m­
bin i n g  S tate d e p a r t m e n t s  and d i v i s i o n s  i n  a c o m b i n e d  o f f i c e  fa c i l i t y  
can be quantified. O p e r a t i o n a l  savings that c o uld r e s u l t  will 
r e l a t e  to:

• Imp r o v e d  internal commun i c a t i o n s ,
• I m p r o v e d  service delivery,
• S h a r e d  co m m o n  facilities,
• R e d u c e d  l o g i s t i c s  ccsts,
o R e d u c e d  annual o p e r a t i n g  costs, and
• E l i m i n a t i o n  of labor duplication.

T h e s e  six o p e r a t i o n a l  co s t  savings are d i s c u s s e d  as follows:

1. Im p r o v e d  Internal C o m m u n i c a t i o n s

O p e r a t i o n a l  savings to be r e a l i z e d  t h r o u g h  c o n s o l i d a t i o n  
into a m u l t i - l e v e l  c o m b i n e d  o f f i c e  b u i l d i n g  i n c l u d e  r e d u c e d  
travel a n d  c o m m u n i c a t i o n  c o s t s  for those d e p a r t m e n t s  and 
d i v i s i o n s  having f a c e - t o - f a c e  a d j a c e n c y  r e q u i r e m e n t s  w i t h  
o t h e r  S t a t e  d e p a r t m e n t s  or divisions. T h i s  c o - l o c a t i o n  of 
i n t e r f a c i n g  d e p a r t m e n t s  and d i v i s i o n s  will tend to increase 
the q u a n t i t y  and q u a l i t y  of i n t e r a c t i o n s  t h e r e b y  impac t i n g  
o p e r a t i o n a l  e f f i c i e n c i e s  and e ffectiveness. A l t h o u g h  it is 
at be s t  d i f f i c u l t  to q u a n t i f y  th i s  r e s u l t  in specific 
m o n e t a r y  terms, it is g e n e r a l l y  r e c o g n i z e d  th a t  signif i c a n t  
savings w i l l  r e s u l t  b y  c o - l o c a t i n g  d e p a r t m e n t s  and d i v i s i o n s  
w i t h  similar r e s o n s i b i l i t i e s  and p o t e n t i a l l y  o v e r l a p p i n g  
d u t i e s  in.the same location.

2. I m proved S e r vice D e l i v e r y

C o n s o l i d a t i o n  will a l s o  tend to f a c i l i t a t e  pu b l i c  access 
and t h e r e f o r e  b o t h  the d e m a n d  for and d e l i v e r y  of services. 
O v e rall service levels c o u l d  p o s s i b l y  i n c r e a s e  simply due 
to i m proved public a c cessibility.

3. Shared C o m m o n  F a c i l i t i e s

S i g n i f i c a n t  savings will also r e s u l t  from the a b i l i t y  to 
share c o m m o n  fac i l i t i e s  and se r v i c e s  such as w a i t i n g  and
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r e c e p t i o n  areas, w o r d  proces s i n g ,  ma i l  and r e p r o d u c t i o n  
facilities, c o n f e r e n c e  rooms, p u b l i c  hearing rooms, data 
p r o c e s s i n g  and t e l e p h o n e  lines, l u n c h  facilities, libraries, 
and r e f e r e n c e  areas.

It is e s t i m a t e d  t h a t  the s h a ring of co m m o n  f a c i l i t i e s  and 
s er v i c e s  can r e d u c e  o v e r a l l  space r e q u i r e m e n t s  by u p w a r d s  
of 7,500 NSF. A t  an a s s u m e d  p r e s e n t  value, l i f e - c y c l e  
cost o f  $231 p e r  N S F  for leasing space in the P r o j e c t  ov e r  
a t w e n t y  y e a r  timeframe, an a s s u m e d  t w e n t y  year cost 
r e d u c t i o n  of $ 1 , 732,500 is c alculated. This c a l c u l a t i o n  is 
d e v e l o p e d  b y  a s s u m i n g  an initial l ease rate of $21 per N S F  
per y e a r  (an a p p r o x i m a t i o n ) , annual rental e s c a l a t i o n  of 
4.5%, and a d i s c o u n t  r a t e  of 11%. The d i s c o u n t  rate t a k e s  
into c o n s i d e r a t i o n  the time v a l u e  of m o n e y  and is g e n e r a l l y  
equal to the m o s t  a t t r a c t i v e  b o r r o w i n g  rate a v a i l a b l e  to 
the State.

4. R e d u c e d  L o g i s t i c s  Costs

Of  the 8,94 3 i n t e r f a c e s  p e r  w e e k  that t h o s e  State g o v e r n m e n t  
e m p l o y e e s  i n c l u d e d  in the d a t a  b a s e  have w i t h  o t h e r  g o v e r n­
me n t  r e p r e s e n t a t i v e s ,  the g e n e r a l  public, and the b u s i n e s s  
community, it is e s t i m a t e d  t h a t  800 of these i n t e r f a c e s  
r e q u i r e  the S t a t e  e m p l o y e e  to l eave his or h e r  of f i c e  and 
tr a v e l  to a n o t h e r  location. C o n s o l i d a t i o n  in one f a c i l i t y  
w o u l d  r e d u c e  the n u m b e r  of "trips" to 400 p e r  week. 
A d d i t i o n a l l y ,  t r i p s  t o  v i s i t  the gene r a l  b u s i n e s s  c o m m u n i t y  
and F e d e r a l  a n d  M u n i c i p a l  e m p l o y e e s  w o uld be m i n i m i z e d  for 
a n u m b e r  of  a g e n c i e s  by  l o c a t i o n  in the CBD.

C o n s e r v a t i v e l y  e s t i m a t i n g  t h a t  o n l y  400 trips per w e e k  w o u l d  
be e l i m i n a t e d  and t h a t  the v a l u e  o f  e l i m i n a t i n g  a t r i p  saves 
o n l y  t h i r t y  m i n u t e s  of e m p l o y e e  tra v e l  time, this saves 200 
staff h o u r s  per week. O n  an annual basis, this e q u ates to 
10,400 staff h ours which, at an a v e r a g e  cost of $20 p e r  hour, 
in d i c a t e s  the v a 3 u e  of time saved a n n u a l l y  is $208,000.
The p r e s e n t  v a l u e  of th i s  savings o v e r  a t w e n t y  year t i m e­
frame is c a l c u l a t e d  to  be $ 4 , 1 6 0 , 0 0 0  if labor c o sts are 
a s s u m e d  to inc r e a s e  at  t h e  same an n u a l  p e r c e n t a g e  r a t e  as 
the a p p l i e d  d i s c o u n t  rate.

5. R e d u c e d  A n n u a l  O p e r a t i n g  C osts

F o r  a f a c i l i t y  of an a s s u m e d  scale of 350,000 NSF, it is 
v e r y  r e a s o n a b l e  t o  p r o j e c t  th a t  annual o p e r a t i n g  c o sts can 
be r e d u c e d  b y  $.70 p e r  N S F  p e r  year. P r i m a r y  c o s t  r e d u c t i o n s  
a r e  in the ar e a  of e n e r g y  m a n a g e m e n t  and r e d u c e d  m a i n t e n a n c e  
c o s t s  f o r  a n e w  facility. A  $.70 p e r  N S F  r e d u c t i o n  e q u a t e s  
to an a n n u a l  savings o f  $245,000. A l l o w i n g  e n e r g y  c o sts to 
i n f l a t e  on an an n u a l  b a s i s  a t  a ra t e  equal to the d i s c o u n t  
r a t e  i n d i c a t e s  a t w e n t y  y e a r  p o t e n t i a l  s a v ings of $4, 9 0 0 , 0 0 0  
as a r e s u l t  of c o n s o l i d a t i n g  o p e r a t i o n s  in a c o m b i n e d  o f f i c e  
facility. T h i s  is a v e r y  c o n s e r v a t i v e  e s t i m a t e  g i v e n  i n d i­
cated  p r i c e  i n c r e a s e  tr e n d s  for energy.
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6. E l i m i n a t i o n  of L abor D u o l i c a t i o n

It is r e a s o n a b l e  to assume that total State e m p l o y m e n t  
levels in the 7-Jichorage a r e a  should be reduced by  c o n s o l i­
dati n g  m o s t  d e p a r t m e n t s  a n d  d i v i s i o n s  in one l o c a t i o n  from 
the e m p l o y m e n t  level that w o u l d  o t h e r w i s e  be re q u i r e d  if 
t hose d e p a r t m e n t s  and d i v i s i o n s  c o n t i n u e  to be l o c a t e d  in 
u p w a r d s  of s e v enty d i f f e r e n t  locations. In actual practice, 
it is d i f f i c u l t  to prove o r  d o c u m e n t  these savings. It is 
also r e c o g n i z e d  there m a y  be r e s i s t a n c e  to i m p l e m e n t i n g  
t hese r e d u c t i o n s  in v i e w  of o t her n eeds to e x p a n d  service 
l evels to m e e t  i n c reasing p o p u l a t i o n  levels and to p r o v i d e  
n e w  ser v i c e s  a n d  pr o g r a m s  in r e s p o n s e  to l e g i s l a t i v e  a c t i­
vity. However, if the o n l y  r e d u c e d  staff levels are found 
in c l e r i c a l  and wo r d  proce s s i n g ,  r e p r o d u c t i o n  and ma i l  
clerks, m e s s e n g e r s  and rece p t i o n i s t s ,  t e l e p h o n e  operators, 
and o t h e r  s e r v i c e  r e l ated employees, it is e s t i m a t e d  b y  the 
C o n s u l t a n t  that a total of 45 p o s i t i o n s  c ould be reduced 
from the c o n s o l i d a t e d  f a c i l i t y  b a s e  of 1,800 employees.
Th i s  r e p r e s e n t s  a 2.5% reduction. E a r l i e r  e s t i m a t e s  devel** 
op e d  b y  the S tate p r o j e c t e d  savings of u p  to 5%. Again, 
this a n a l y s i s  is c o n servative.

The ann u a l  c o s t  of 45 c l e r i c a l  a n d  s u p port p o s i t i o n s  is 
e s t i m a t e d  at $675,000. A l l o w i n g  for w a g e  i n f l a t i o n  at a 
rate t h a t  is 4% less than the d i s c o u n t  ra t e  indicates a 
p r e s e n t  value, lif e - c y c l e  c o s t  savings o f  $9,173,470. In 
addition, an e m p l o y m e n t  level r e d u c e d  b y  45 p o s i tions w o u l d  
reduce o v e r a l l  space r e q u i r e m e n t s  b y  a m i n i m u m  of 5,000 
NSF. Th i s  f u r t h e r  reduces l i f e - c y c l e  costs b y  a m i n i m u m  
of $1,148,333.

T o t a l  E s t i m a t e d  O p e r a t i o n  C o s t  S a v i n g s

A n n u a l  total c o s t  savings of a p p r o x i m a t e l y  $1,700,000 are a n t i c i­
pat e d  d u r i n g  t h e  f i r s t  ye a r  of o c c u p a n c y  in the Project. Savings 
w i l l  then i n c r e a s e  e v e r y  year.

If inflation c o n t i n u e s  to take its toll at even a m o d e s t  9% annual 
rate, c o sts th a t  w i l l  be a v o i d e d  w o u l d  e s c a l a t e  to o v e r  $ 4 , 000,000 
per year ten y e a r s  a f t e r  initial o c c u pancy. This is over o n e - h a l f  
of the total a n t i c i p a t e d  annual m o r t g a g e  p a y m e n t  on the Project.

The i d e n t i f i a b l e  c o s t  savings that w o u l d  acc r u e  to the S t a t e  of 
A l a s k a  as a r e s u l t  of c o n s o l i d a t i n g  a p p r o x i m a t e l y  1,800 State 
e m p l o y e e s  in t h e  c o m b i n e d  A n c h o r a g e  State O f f i c e  B u i l d i n g  totals 
$ 2 1,114,303 o v e r  a t w e n t y  ye a r  timeframe. T h i s  p r o j e c t e d  savings 
is s i g n i f i c a n t l y  g r e a t e r  than the c o s t  of land a c q u i s i t i o n  and 
d e v e l o p m e n t  for the site to be selected, r e g a r d l e s s  of location, 
and p r o d u c e s  s i g n i f i c a n t  a d d i t i o n a l  s a v i n g s  that can ea s i l y  j u s t i f y  
initial a n d  short te r m  i n c r e a s e d  space o c c u p a n c y  costs for a h i g h e r  
quality, m o r e  a p p r o p r i a t e l y  located, c o n s o l i d a t e d  facility.
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T h e s e  p r o j e c t e d  savings and the i n h e r e n t l y  im p r o v e d  levels of 
service p r o v i d e d  to the public in d i c a t e  that c o n s o l i d a t i o n  can 
be e c o n o m i c a l l y  justi f i e d  b a s e d  on the c o n s e r v a t i v e  e s t i m a t e s  and 
p r o j e c t i o n s  d e v e l o p e d  by the Consultant.

C. P r o j e c t  F e a s i b i l i t y

To a c h i e v e  the o p e r a t i o n a l  s a v ings i d e n t i f i e d  above, a s i g n i f i c a n t  
initial i n v e s t m e n t  w i l l  be r e q u i r e d  b y  the S t ate to procure an 
a p p r o p r i a t e  site. Th i s  section of the r e p o r t  wi l l  d e v e l o p  a 
p r e l i m i n a r y  P r o j e c t  f e a s i b i l i t y  analysis. T h i s  wi l l  be a c c o m­
pli s h e d  b y  c o m p a r i n g  c o sts a n t i c i p a t e d  to be i n c u r r e d  b y  the S t ate 
as a r e s u l t  of d e v e l o p i n g  a c o m b i n e d  A n c h o r a g e  S tate Of f i c e  B u i l d i n g  
w i t h  the c o sts t h a t  m i g h t  o t h e r w i s e  be i n c u r r e d  if the c u r r e n t  
d i v e r s i f i e d  and m u l t i p l e  l o c a t i o n  l e a s i n g  p r o g r a m  w e r e  continued.

The f o l l o w i n g  an a l y s i s  has b e e n  u p d a t e d  to r e f l e c t  the final b u i l d i n g  
program, e s t i m a t e d  P r o j e c t  costs, and all d e t a i l e d  cost a n a l y s e s  
p r e s e n t e d  in C h a p t e r  VIII.

The S tate e s t i m a t e s  that by 1985 an n u a l  l e ase p a y m e n t s  w i l l  i n c r e a s e  
to o v e r  $7, 2 0 0 , 0 0 0  for le a s e d  space e q u i v a l e n t  in a m o u n t  to th a t  
p r o v i d e d  in the A n c h o r a g e  S t a t e  O f f i c e  Building. F i r s t  ye a r  a n t i­
cip a t e d  lease c osts in t h e  n e w  b u i l d i n g  are e s t i m a t e d  at $8,952,807.

C o n s o l i d a t i o n  of a p p r o x i m a t e l y  1,800 p e r s o n n e l  into one l o c a t i o n  
w i l l  a l l o w  the S tate t o  re d u c e  annual o p e r a t i n g  c osts b y  at l east 
$1, 7 0 0 , 0 0 0  as  i n d i c a t e d  in the p r e v i o u s  s e c t i o n  of this chapter.
T h e s e  c o s t  s a v ings wi l l  n e a r l y  o f f s e t  the i n c r e a s e d  lease co s t  in 
the f i rst ye a r  of occupancy.

In s u b s e q u e n t  y e a r s  the c o s t  of l e a s i n g  space in m a n y  b u i l d i n g s  
in A n c h o r a g e  w i l l  e s c a l a t e  m u c h  f a s t e r  t h a n  the c o s t s  ass o c i a t e d  
w i t h  the c o n s o l i d a t e d  facility. B y  the t e n t h  ye a r  t h e  total an n u a l  
c o s t s  of the n e w  P r o j e c t  w i l l  b e  less than the o t h e r w i s e  n e c e s s a r y  
c o s t s  of l e a sing e x i s t i n g  and a d d i t i o n a l  space scattered t h r o u g h o u t  
th e  community. If o p e r a t i n g  co s t  s a v ings r e s u l t i n g  from c o n s o l i­
dat i o n  are included, t h e  n e w  b u i l d i n g  has an ann u a l  co s t  th a t  is 
less than c o n t i n u e d  l e a s i n g  by the f i f t h  year.

T h e  e c o n o m i c s  a s s o c i a t e d  w i t h  the P r o j e c t  are v e r y  favorable w h e n  
l o w e r  an n u a l  l e a s e  p a y m e n t  e s c a l a t i o n  rates, t h e  an n u a l  b u i l d i n g  
o p e r a t i n g  c o s t  savings th a t  wi l l  be achieved, and the signif i c a n t  
b e n e f i t s  of l o c a t i n g  in the C B D  i n  c l o s e  p r o x i m i t y  to businesses, 
t r a n s i t  .routes, a n d  F e d e r a l  and M u n i c i p a l  g o v e r n m e n t  o f f ices are 
considered.

T h e  initial co s t  o f  land a c q u i s i t i o n  in the CBD ar e a  is r e a s o n a b l y  
c o m p a r a b l e  t o  the co s t  of p u r c h a s i n g  a suburban site that w o u l d  
d e m a n d  the a c q u i s i t i o n  of a s i g n i f i c a n t l y  la r g e r  acre a g e  due to 
zo n i n g  r e g u l a t i o n s  and the n e e d  to p r o v i d e  i n c r e a s e d  p a r k i n g  a c c o m­
mod a t i o n s .  T h e  long t e r m  a p p r e c i a t i o n  and the p r o p e r t y  v a l u e s  of 
the site and the s u r r o u n d i n g  a r e a  w i l l  have a v e r y  p o s i t i v e  imp a c t
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on the i n v e s t m e n t  by  the State, the developer, and the entire CBD.

A n y  i n c r e a s e d  initial costs w i l l  q u i c k l y  be recovered, and the 
S t a t e  w i l l  re d u c e  t o tal ac t u a l  c o s t s  b e l o w  that of a v a i l a b l e  a l t e r­
na t i v e s  so m e t i m e  b e t w e e n  the f ifth and t e n t h  y e a r s  d e p e n d i n g  on 
the a s s u m p t i o n s  m a d e  in the analysis.

The i m p l e m e n t a t i o n  of the r e c o m m e n d e d  b u i l d i n g  d e v e l o p m e n t  p r o g r a m  
can s u c c e s s f u l l y  f u l fill the g o a l s  and o b j e c t i v e s  as set f o r t h  in 
C h a p t e r  II. Fur t h e r m o r e ,  and m o s t  i m p o r tantly, this m a s t e r  plan 
for a c o n s o l i d a t e d  A n c h o r a g e  S t a t e  O f f i c e  B u i l d i n g  will r e s u l t  in 
i m p r o v e d  p u b l i c  a c c e s s i b i l i t y  and t h e  m o r e  e f f i c i e n t  and e f f e c t i v e  
d e l i v e r y  of  ser v i c e s  to the public. F o r  any c o n s o l i d a t i o n  project, 
the p u b l i c  service d e l i v e r y  b e n e f i t s  should, and must, be of 
p r i m a r y  importance.

C h a p t e r  IV  will d e v e l o p  a s t a t e m e n t  of r e q u i r e m e n t s  for those 
d e p a r t m e n t s  and d i v i s i o n s  that can b e n e f i t  from i n c l u s i o n  in the 
P r o j e c t  and those that can f a c i l i t a t e  the d e v e l o p m e n t  of a m o r e  
e f f i c i e n t  and cost e f f e c t i v e  service d e l i v e r y  system.
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CHAPTER IV 
Requirements Program

A. A p p r o a c h

The C o n s u l t a n t  d i s t r i b u t e d  f o c u s e d  q u e s t i o n n a i r e s  to all d e p a r t­
m e n t s  and d i v i s i o n s  in c l u d e d  in the study. T h e s e  q u e s t i o n n a i r e s  
w e r e  d e s i g n e d  to g a t h e r  b a s e l i n e  d a t a  r e l a t i v e  to c u r r e n t  p e r s o n n e l  
l e v e l s  and o c c u p i e d  spaces, fu t u r e  r e q u i r e m e n t s ,  s p e cial area 
needs, l o c a t i o n a l  and a d j a c e n c y  r e q u i r e m e n t s ,  c o n s o l i d a t i o n  b e n e­
fits, and o t h e r  i m p o r t a n t  i n f o r m a t i o n  n e e d e d  to  c o m p l e t e  the study 
c o m m i s s i o n e d  by  the S tate of Alaska.

The C o n s u l t a n t  c o n d u c t e d  f o l l o w - u p  i n t e r v i e w s  w i t h  e a c h  d e p a r t m e n t  
and d i v i s i o n  to r e f i n e  and v e r i f y  the r e p o r t e d  data. O c c u p i e d  
sp a c e s  w e r e  t o u r e d  and e v a l u a t e d  to i d e n t i f y  c u r r e n t  d e f i c i e n c i e s  
o r  o p p o r t u n i t i e s  to i m p rove s p ace u t i l i z a t i o n  e f f i c i e n c i e s .  
P r e l i m i n a r y  d a t a  w a s  r e v i e w e d  w i t h  the D O A  amd a d j u s t m e n t s  w e r e  
m a d e  as appropriate. T h e  c o m p i l e d  d a t a  w h i c h  d o c u m e n t s  c u r r e n t  and 
future r e q u i r e m e m t s  is p r e s e n t e d  h e r e  in C h a p t e r  IV.

B. P r o j e c t e d  R e q u i r e m e n t s

T h e  p r o j e c t i o n  o f  future space r e q u i r e m e n t s ,  for p l a n n i n g  y e a r s  
1985, 1990, and 1995, e n t a i l e d  the d e v e l o p m e n t  of g e n e r a l  p e r s o n n e l  
p r o j e c t i o n s  for e a c h  d e p a r t m e n t  and d i v i s i o n  l o c a t e d  in A n c h o r a g e  
w h i c h  w a s  i n c l u d e d  .in this study, the i n v e n t o r y  and e v a l u a t i o n  of 
e x i s t i n g  space, t h e  d e v e l o p m e n t  of space u t i l i z a t i o n  e f f i c i e n c y  
p o tentials, the c a l c u l a t i o n  of c u r r e n t  a s - o c c u p i e d  and o p t i m u m  
area factors, and the a p p l i c a t i o n  of t h o s e  ar e a  f a c t o r s  t o  future 
p e r s o n n e l  p r o j e ctions. T h i s  m e t h o d o l o g y  e n a b l e d  the C o n s u l t a n t  
to d e v e l o p  p r o j e c t i o n s  of f u t u r e  space r e q u i r e m e n t s  for all inc l u d e d  
d e p a r t m e n t s  and divisions. T h i s  d a t a  m u s t  be r e f i n e d  a n d  d e t a i l e d  
by  s u b s e q u e n t  s t u d y  b e f o r e  s e l e c t i n g  a dev e l o p e r ,  d e v e l o p i n g  
i m p l e m e n t a t i o n  docu m e n t a t i o n ,  and c o m p l e t i n g  t h e  d e s i g n  of the 
Project.

I n c l u d e d  D e p a r t m e n t s

T he A n c h o r a g e  S t a t e  O f f i c e  B u i l d i n g  P r o j e c t  study i n c l u d e d  tw e l v e  
d e p a r t m e n t s  th a t  c u r r e n t l y  o c c u p y  space in the A n c h o r a g e  area.
T h e s e  dep a r t m e n t s ,  p l u s  the n u m b e r  of  d i v i s i o n s  w i t h i n  e a c h  d e p a r t­
m e n t  w h i c h  w e r e  v i e w e d  as c a n d i d a t e s  for i n i t i a l  o c c u p a n c y  in the 
Project) include:



D e p a r t m e n t D i v i s i o n s

•  O f f i c e  of G o v e r n o r  .................................... 4

• A d m i n i s t r a t i o n  .........................................  7

• L a w  ........................................................ 2

© R e v e n u e  ...................................    7

• E d u c a t i o n ...............    8

• H e a l t h  and S o c i a l  S e r v i c e s  .........................  9

• C o m m e r c e  and E c o n o m i c  D e v e l o p m e n t  ................ 16

© M i l i t a r y  A f f a i r s  ......................................  5

• N a t u r a l  R e s o u r c e s   ................................. 8

• P u b l i c  S a f e t y   ........................    1

© E n v i r o n m e n t a l  C o n s e r v a t i o n  .........................  2

o C o m m u n i t y  and R e g i o n a l  A f f a i r s .........    6

T O T A L  D I V I S I O N S   ............................  75

E x c l u d e d  D e p a r t m e n t s  o r  D i v i s i o n s

A  n u m b e r  of  d e p a r t m e n t s  and d i v i s i o n s  we r e  t o t a l l y  o r  p a r t i a l l y  
e x c l u d e d  f r o m  the study. T h ese w e r e  e x c l u d e d  for o n e  o r  m o r e  of 
the f o l l o w i n g  reasons:

•  T h e  t y p e  of  s pace r e q u i r e d  to s u p p o r t  f u n c t i o n a l  r e q u i r e -
- m e n t s  w e r e  s p e c i a l i z e d  in n a t u r e  a n d  v i e w e d  to be i n c o m p a t i b l e  

w i t h  o c c u p a n c y  in an "office type" f a c i l i t y  - for example, 
m a i n t e n a n c e  a n d  w a r e h o u s e  f a c i l i t i e s  and institutions.

9 T h e  d e p a r t m e n t  o r  d i v i s i o n  w a s  c u r r e n t l y  a d e q u a t e l y  a c c o m m o­
dat e d  in a f a c i l i t y  that w a s  o w ned b y  the S t a t e  of  A l a s k a  
w h i c h  c o u l d  a d e q u a t e l y  s a t isfy long t e r m  re q u i r e m e n t s .  Th i s  
i n c l u d e d  the DOT/PF, Courts, and m o s t  d i v i s i o n s  o f  Public 
Safety. Initial e x c l u s i o n  does not i m ply fu t u r e  exclu s i o n  
f r o m  the P r o j e c t  if fu t u r e  r e q u i r e m e n t s  for t h e s e  d e p a r t m e n t s  
or d i v i s i o n s  e x c e e d  the space a v a i l a b l e  in S t a t e - o w n e d  b u i l d­
ings and f u n c t i o n a l  r e q u i r e m e n t s  are c o m p a t i b l e  w i t h  an of f i c e  
f a c i l i t y  in the s elected l o c a t i o n  for the Project.

• The d e p a r t m e n t  o r  d i v i s i o n  had r e c e n t l y  e n t e r e d  into a long 
t e r m  l e a s e  for a p p r o p r i a t e  f a c i l i t i e s  t h a t  w e r e  s p e c i f i c a l l y  
c o n s t r u c t e d  a n d / o r  located to s a t i s f y  f u n c t i o n a l  needs.

• D i r e c t  p r o x i m i t y  to court a c t i v i t i e s  w a s  r e q u i r e d  by t h e  
d e p a r t m e n t  or  d i v i s i o n  and c u r r e n t  p l a n s  to c o n s t r u c t
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a d d i t i o n a l  c o u r t  r e l ated f a c i l i t i e s  by  the C o u r t  Sy s t e m  w o u l d  
sa t isfy t h ese f u t u r e  r e q uirements.

• The d e p a r t m e n t  or d i v i s i o n  w a s  seen as a p e r m a n e n t  'occupant 
i.. an e x i s t i n g  S t a t e - o w n e d  f a c i l i t y  and/oi the l o cation of 
the d e p a r t m e n t  or d i v i s i o n  in a c o n s o l i d a t e d  fac i l i t y  w o u l d  
n ot be g e n e r a l l y  a d v a n t a g e o u s  to t h e  d e p a r t m e n t  or division, 
the State, or the clientele.

D e p a r t m e n t s  g e n e r a l l y  e x c l u d e d  from this s t udy for t h e s e  r e a s o n s  
i n c l u d e d  Labor, F i s h  and Game, L e g i s l a t i v e  Aff a i r s ,  Courts, and 
DOT/PF.

T h e  e x c e l l e n t  c o n d i t i o n  and a c c e p t a b l e  l o c a t i o n  of the A v i a t i o n  
b u i l d i n g  and its e n t i r e  o c c u p a n c y  b y  D O T / P F  s u g g e s t e d  th a t  D O T / P F  
n o t  b e  c o n s i d e r e d  a p r i m a r y  c a n d i d a t e  for initial o c c u p a n c y  although, 
fu t u r e  g r o w t h  and f u r t h e r  r e g i o n a l i z a t i o n  m a y  suggest that c e r tain 
d i v i s i o n s  be i n c l u d e d  in the P r o j e c t  if space is available.

"’’le D e p a r t m e n t  o f  Labor, c u r r e n t l y  o c c u p y i n g  n e w  space s p e c i f i c a l l y  
d e s i g n e d  f o r  its n e e d s  a n d  h a v i n g  a ten year lease on the space, 
w a s  d e l e t e d  f r o m  the s t udy b e c a u s e  e x i s t i n g  a c c o m m o d a t i o n s  are 
q u i t e  a p p r o p r i a t e  and well located.

The D e p a r t m e n t  of F i s h  and Game w a s  d e l e t e d  f r o m  t h e  study b e c a u s e  
of its h i g h l y  s p e c i a l i z e d  and u n i q u e  spaces, storage and w a r e h o u s e  
needs, l a b oratories, and o t h e r  i n t e r i o r  i m p r o v e m e n t s  t h a t  are 
g e n e r a l l y  i n c o m p a t i b l e  w i t h  a g e n e r a l  p u r p o s e  o f f i c e  building.

Per m n e l  P r o j e c t i o n s _________________________________ ________________ ___ ______

T h o s e  t w e l v e  d e p a r t m e n t s  i n c l u d e d  in the s t u d y  c u r r e n t l y  e m p l o y  ’ 
1,906 p e r s o n n e l  a n d  o c c u p y  3 6 8 ,185 N S F  in a t o t a l  of 33 S t a t e - o w n e d  
and lea s e d  f a c i l i t i e s  l o c ated t h r o u g h o u t  the A n c h o r a g e  m e t r o p o l i t a n  
area. A s  i n d i c a t e d  in E x h i b i t  4A, t otal p e r s o n n e l  inc l u d e d  in t h e s e  
d e p a r t m e n t s  are p r o j e c t e d  to i n c r e a s e  to 2,435 by the y e a r  1985.
T h i s  r e p r e s e n t s  a 6.3% an n u a l  g r o w t h  rate. R e q u i r e m e n t s  w e r e  f o r e­
cas t e d  to i n c r e a s e  to  3,188 p e r s o n n e l  by  the ye a r  1995. Th i s  r e­
pr e s e n t s  a 3.7% a n n u a l  g r o w t h  rate. G r o w t h  r a t e s  f r o m  1985 t o  1990 
are p r o j e c t e d  at 3.1% per y e a r  and fr o m  1990 t o  1995 a t  2.1% p e r  
year. T h e s e  i n c r e a s e s  are not, however, n e c e s s a r i l y  a u t h o r i z e d  or 
p l a n n e d  for b y  t h i s  Pro j e c t .  S h o u l d  g r o w t h  be e n c o u n t e r e d  for one 
r e a s o n  or  another, t h e  P r o j e c t  w i l l  n e v e r t h e l e s s  be  f l exible 
e n o u g h  to a c c o m m o d a t e  t h o s e  n e e d s  and to c o n t i n u e  to  a l l o w  the 
c o n s o l i d a t i o n  of g e n e r a l  o f f i c e s  in a c o m b i n e d  facility.

E x h i b i t  4A  p r e s e n t s  d e t a i l e d  p e r s o n n e l  p r o j e c t i o n s  for ea c h  p l a n n i n g  
y e a r  for each d e p a r t m e n t  and d i v i s i o n  i n c l u d e d  in the s tudy for 
w h i c h  d a t a  w a s  c o l lected. T h e s e  p r o j e c t i o n s  a r e  n o t  n e c e s s a r i l y  
t he b a s i s  f o r  d e t e r m i n i n g  the size o f  the P r o j e c t  but r a t h e r  are 
a n  e x p r e s s i o n  of t h e  d e g r e e  o f  f u t u r e  e x p a n s i o n  f l e x i b i l i t y  the 
P r o j e c t  should have. T h e s e  p e r s o n n e l  p r o j e c t i o n s  did serve,
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however, as the b a sis for d e v e l o p i n g  future space r e q u i r e m e n t s  as 
d e t a i l e d  in the n e x t  section of this chapter.

The p r o j e c t i o n  of future p e r s o n n e l  levels for e a c h  d e p a r t m e n t  and 
d i v i s i o n  r e f l e c t s  the d e p a r t m e n t ' s  o r  d i v i s i o n ' s  e s t i m a t e  of future 
p e r s o n n e l  r e q u i r e m e n t s .  T h e y  d o  n o t  c o n s t i t u t e  an a p p r o v e d  plan 
n o r  do they n e c e s s a r i l y  r e p r e s e n t  any statis t i c a l  or p r o g r a m m a t i c  
t r e n d .

It is likely t h a t  the perso n n e l  p r o j e c t i o n s  i n d i c a t e d  in E x h i b i t  
4A m a y  be r e d u c e d  as a result of  i m p l e m e n t i n g  p r o d u c t i v i t y  i m p r o v e­
m e n t  projects, r e g i o n a l i z a t i o n ,  or simply e x e r c i s i n g  e c o n o m y  in 
g o v e r n m e n t  as is the S t a t e ' s  c u r r e n t  direction. C e r t a i n  of the 
p e r s o n n e l  p r o j e c t i o n s  m a y  be f u r t h e r  te m p e r e d  as a r e s u l t  of c o n­
solid a t i n g  a n u m b e r  o f  d e p a r t m e n t s  and d i v i s i o n s  into a com b i n e d  
facility.

On the o t h e r  hand, it is p o s s i b l e  that future staff levels m a y  
in c r e a s e  to the levels indicated if it is n e c e s s a r y  to p r o v i d e  n e w  
services and p r o g r a m s  in res p o n s e  to legislation, to i n c r e a s e  the 
level of s ervices p r o v i d e d  to s u p port inc r e a s i n g  p o p u l a t i o n  levels, 
o r  to f ully r e g i o n a l i z e  g o v e r n m e n t  in Alaska.

In some instances, i n c r e a s e d  p e r s o n n e l  levels do n o t  suggest an 
o v e r a l l  g r o w t h  of S t a t e  g o v e r n m e n t  but simply r e f l e c t  a t r a n s f e r  or 
r e - a l i g n m e n t  of e x i s t i n g  p o s i t i o n s  from o t h e r  d e p a r t m e n t s  or d i v i­
sions or a t r a n s f e r  of staff fr o m  o t h e r  a r eas of the State. This 
is p a r t i c u l a r l y  true in r e s p o n s e  to  a r e g i o n a l i z a t i o n  program. In 
m a n y  i n s t a n c e s  the future p e r s o n n e l  p r o j e c t i o n s  r e f l e c t  antic i p a t e d  
o n - b o a r d  p e r s o n n e l  c o m p l i m e n t s  that are w i t h i n  the a u t h o r i z e d  
staff le v e l s  and t h e r e f o r e  do n o t  r e f l e c t  an i n crease i n  the 
n u m b e r  of p o s i t i o n s  b u t  on l y  the filling of current- v a c a n c i e s - . _____

F u t u r e  staff level i n c r e a s e s  are p r o j e c t e d  at a level th a t  is 
a p p r o x i m a t e l y  o n e - h a l f  of the p e r s o n n e l  g r o w t h  rate e x p e r i e n c e d  by  
t h e  t o t a l  S t a t e  g o v e r n m e n t  d u r i n g  the pa s t  decade. The P r o j e c t  
w i l l  be p l a nned to support o n l y  c u r r e n t  p e r s o n n e l  r e q u i r e m e n t s  and 
t o  a c c o m m o d a t e  t h e  d e v e l o p m e n t  o f  add i t i o n a l  space t h r o u g h  phased 
c o n s t r u c t i o n  in the fut u r e  should staff i n c r e a s e s  occur. This will 
m i n i m i z e  initial c o sts w h i l e  still p r o v i d i n g  f l e x i b i l i t y  to r e s p o n d  
to fu t u r e  changes.
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Exhibit 4A
Projected Future Staff Levels

Page 1 of 4

S ta ff Levels Growth Rates

No. Department Division 1981 1985 1995 To 1985 To 1995 8 1 -9 . ’

IA OFF. CF GOVEKgOR Admin. Services 3 3 5 0% 67% 67%
B w Human Rts.Carcn. 18 20 30 • 11% 50% 67%
C Lt.Gov./Elect. 7 10 25 43% 150% 257%
D it Status of Wtnen 4 5 6 25% 20% 50%

n Subtotal 32 38 66 19% 74%
i

106% j

2A ADMINISTRATION Public Off.Caun. 7 9 10 29% 11%
.

43%
B It Public Defender 28 30 36 7% 20% 29%
C »1 Gen.Serv.& Sup. 29 48 52 '66% 8% 79%
D M Data Processing 23 35 65 52% 86% •183%
£ 11 Labor Relations 1 1 1 - - -

F VI Personnel -12 14 23 17% .64% 92%
G n Equal Brp. Cpp. 3 4 1 33% (75%) (67%)

IV Subtotal 103 141 188 37% 33% 83%

3A IAW Criminal 6b 81 113 23% 40% 71%
B w Civil 62 72 .95 16% 32% 53%

tc Subtotal 128 153 208 20% 36% 63%

4A REVENUE Enforcement 22 25 35 14% 40% 59%
B " Alc.Bev.Con.Bd. 10 13 14 30% 8% 40%
C It Petroleum Rev. 26 28 32 8% 14% 23%
D 1 IV Audit 14 21 31 50% 48% 121%
E it Admin. Services 2 3 4 50% 33% 100%
F it Bond Bank Auth. 2 2 2 - - -

G ii Child Sup. Enf. 65 100 170 54% 70% 162%
N Subtotal 141 192 288 36% 50% •104%



Exhibit 4A
Projected Future Staff Levels

Page 2 of  4

Staff Levels Growth Rates

No. Department Division 1981 1985 1995 To 1985 To 1995 81-95

5A EDCCATICN Mgmt, Law & Fin; 
Teach. Prac. C a m ; 
School Act.As see 7 10 12 •. 43% 20% 71%

B n Lih. & Museums 16 21 33 31% 57% 106%

C it Pub. Brdcst. Catm. 13 15 24 15% 60% 85%

D n Historical Carni. 3 4 4 33% - 33%

•p■w ii _ Council on Arts 8 12 16 50% • 33% 100%-

F 71 Vocation Rehab. .56 76 116 36% 53% 107%

II Subtotal .103 138 205 34% 49% 99%

6A 'EALTH/SOC.SERV. Plan.s Develop. 7 8 11 14% 38% 57% ’

B w Mental Health 3 5 6 67% 20% 100%

C n Ale. & Drug . 9 10 10 11% - 11%

D n Admin. Services 15 22 30 47% 36% 100%

E n Comm. Office 2 5 10 150% 100% 400%

F IV Family 6 Ymi-t-h 81

(12)

90

(13)

110

(16)

11%

(8%)

22% 36%-

(33%)Admin. (23%)

-Clinical (69) (77) (94) (12%) (22%) (36%)

G it Corrections 34 34 34 - - -

Admin. (25) (255 (25) — _ —

Corr.Center (4) (4) (4) - - -

Clinica! (5) (5) (5) - - -

H if Public Health 68 96 123 41% 28% 81%

Lab (14) (36) (54) (157%) (50%) (286%)

Clinical (15) (16) (18) (7%) (13%) ‘ (20%)

Other (39) (44) (51) (13%) ' (16%) (31%)

I n Public Assist. 71 75 ' 85 6% 13% 20%

it Subtotal 290 345 419 19% 21% 44%

7 LABOR

!

(Deleted)

•
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Exhibit 4A
Projected Future Staff Levels

Page 3 of ■.

- ----■ —-
S ta ff Levels Growth Rates

No. Department Division 1981 198v 1995 To 1985 To 1995 81-9:-

8A COMMERCE & Admin. Services 1 2 2 100% 100%
B

BOON. DEVELOP.
Business Loans 9 9 9 N " - -  - —

C YV
Housing Auth. 61 65 75 7% 15% 23%

D 11 Fishery 4 6 15 50% 150% 275%
E II Oil & Gas Cons. 24 36 45 50% 33% OO OO

F II Power Authority 16 50 125 213% 150% 6*81%
G II Insurance 5 6 10 20% 66% 100%-
H II Banking Securts. 6 8 12 33% 50% 100%
I " Occup. Licensg. 6 8 8 •33% - 33%
J II Pub.Util.Carm. 45 47 47 4% - 4%.

K n Real Estate 2 7 9 250% 29% 350%
L n Oil & Gas Dev. 2 2 2 - - -

M n Energy/Power *35 35 35 - - -

N i i Pipeline Ocrm. 8 8 8 - - -

0 n Trans. Conn. 28 43 43 54% - 54%
P n Ind.Dev. Auth. 14 25 30 79% 25% 114%

i i Subtotal 266 357 475 34% 33% 79%

9 MILITARY AEFRS. All Off.Space 111 128 146 15% x4t 32%

Subtotal 111 128 146 15% 14% 32%

10A NA1URAL RESPCS. Admin. Services 27 55 63% 25% 104%

B H Res. & Develop. 83 98 100 18% 2% 20%
C ti Geo Surveys 26 70 90 169% 29% 246%
D n Agriculture 3 4 6 33% 50% 100%“
E n Forest, Id ,Water 173 180 190 4% 6% 10%
F ti Min. St Energy 36 70 150 94% 114% .317%
G i i Parks 115 138 208 20% 51% 81%
H n Tech. Services 160 192 205 20% 7% 28%

n Subtotal 623 796 1,004 28% 26% 61%
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Exhibit 4A
Projected Future Staff Levels

Page 4 of 4

S ta ff Levels Growth Rates

No-. Department Division 1981 1985 1995 To 1985 To 1995 8 1 -95

I

I I FISH AND GAME (Deleted)
*

I

~ )  
- 11

12A PUBLIC SAFETY Fire Protection 14 16 22 14% 38% 57%
. . . . .  J

13 BCCN.DEV./TCURISM (Deleted)
• i

«

14A ENVIRON. CCNSER/. Seafood & Anim. 6 6 8 — 33% 33% f
B ft So.Cent.Reg.Off 22 30 44 36% 20% 100%

n Subtotal 28 36 52 29% 44% 86%

ISA COMMUNITY & ‘
REGIONAL AFFRS. Admin. Services 4 6 6 50% • - 50% . . .

B ft Ccnrnunity Plan. 26 28 30 8% 7% 15%
C II Local Govt.Asst 16 20 20 25% . - 25% .J
D II CETA 10 15 25 50% 67%. 150%
E If Priv.Ind. Counc. 3 7 10 133% 43% 233%

1
J . . .

F It Housing Asst. 8 19 24 138%_ . 2 6 %___ 200%

If Subtotal 67 95 115 42% 21% 72% . . . J

16 DOT/PF (Deleted) '

17 LEGIS. AFFAIRS (Deleted)

18 LEGIS .AUDIT (Deleted) \

19 COURT SYSTEM (Deleted)
*

T O T A L 1/906 2,435' 3,188 28% 31% 67% t
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S p a c e  P r o g r a m m i n g

The 12 d e p a r t m e n t s  and 75 d i v i s i o n s  in c l u d e d  in the study c u r r e n t l y  
o c c u p y  a total of 368 185 NSF in 33 locations. The area factor 
(the net square f e e t  p'.r person) is c u r r e n t l y  193 NSF per person.
The C o n s u l t a n t  r e v i e w e r  all c u r r e n t l y  o c c u p i e d  space to d e t e r m i n e  
w h e t h e r  it w a s  b e i n g  o p t i m a l l y  utilized, w h e t h e r  space u t i l i z a t i o n  
e f f i c i e n c y  i m p r o v e m e n t s  w e r e  possible, or w h e t h e r  space d e f i c i e n c i e s  
w e r e  evident.

A s  a re s u l t  of  t h i s  analy s i s ,  it w a s  found that in some c a s e s  space 
u t i l i z a t i o n  i m p r o v e m e n t s  of as m u c h  as 60% w e r e  possible, w h i l e  in 
o t h e r  i n s t a n c e s  a space d e f i c i e n c y  of u p  to 30% was found. F o r  all 
d e p a r t m e n t s  c o m b i n e d ,  it w a s  found that if all space w a s  o p t i m a l l y  
u t i l i z e d  and all 1980 d i v i s i o n a l  space r e q u i r e m e n t s  w e r e  s a t i s­
fied, a t o tal of 3 6 8 , 6 5 1  N S F  w o u l d  be required. Th i s  is, c o i n c i­
dentally, a l m o s t  i d e n t i c a l  to the 368,185 NSF a c t u a l l y  o c c u p i e d  
w h e n  the s tudy w a s  c o n d ucted.

For ea c h  division, t h e  c u r r e n t  a s - o c c u p i e d  ar e a  factor w a s  adj u s t e d  
b y  the space u t i l i z a t i o n  i m p r o v e m e n t  p o t e n t i a l  or d e f i c i e n c y  r e q u i r e­
ment. T h e  r e s u l t i n g  a d j u s t e d  ar e a  factor, w h i c h  for all d e p a r t m e n t s  
a n d  d i v i s i o n s  c o m b i n e d  is n e a r l y  i d e n t i c a l  to t h e  c u r r e n t  u n a d j u s t e d  . 
ar e a  factor, w a s  t h e n  u s e d  to d e v e l o p  future space r e q u i r e m e n t s  
b y  t a k i n g  into c o n s i d e r a t i o n  the p e r s o n n e l  p r o j e c t i o n s  i n c l u d e d  in 
E x h i b i t  4B. S p a c e  r e q u i r e m e n t s  for t h e  y e a r  1985 a r e  p r o j e c t e d  
to  be  473,640 N S F  w h i c h  w o u l d  be o c c u p i e d  b y  2,435 personnel. The 
m a x i m u m  1990 r e q u i r e m e n t s  w o u l d  p r o j e c t  to a n e e d  for 552,560 NSF 
o c c u p i e d  by  2,836 per s o n n e l .  M a x i m u m  p r o j e c t e d  1995 r e q u i r e m e n t s  
are for 626,275 N S F  for 3,188 personnel.

T h e s e  p e r s o n n e l  p r o j e c t i o n s ,  c u r r e n t  space o c c u p a n c i e s  and u t i l i­
za t i o n  a d j u s t m e n t s ,  r e s u l t i n g  adj u s t e d  area factors, and space 
p r o j e c t i o n s  for e a c h  d e p a r t m e n t  a n d  d i v i s i o n  are p r e s e n t e d  in 
E x h i b i t  4B.

C o m p a r i s o n  of P r o j e c t e d  R e q u i r e m e n t s

In the F a c i l i t y  N e e d s  S t u d y  c o m p l e t e d  in 1980 b y  the C o n s u l t a n t ,  
the t o t a l  i n v e n t o r y  of S t a t e - o w n e d  and le a s e d  o f f i c e  space in the 
A n c h o r a g e  ar e a  i n c l u d e d  483,796 N S F  a n d  w a s  o c c u p i e d  by 2,316 p e r­
sonnel at an a v e r a g e  a r e a  f a c t o r  of  209 NSF per person. T h a t  study 
s u g g e s t e d  th a t  a n o m i n a l  3% s p ace u t i l i z a t i o n  i m p r o v e m e n t  c ould 
be obtai n e d ,  and o v e r a l l  s p a c e  r e q u i r e m e n t s  t h e r e f o r e  r e d u c e d  to 
4 6 8 , 0 3 0  N S F  w i t h  a n  a v e r a g e  ar e a  f a c t o r  of 202 NSF p e r  person.

The c u r r e n t  study, a f t e r  e x c l u d i n g  c e r t a i n  special areas and d e­
p a r t m e n t s  o c c u p y i n g  f i x e d  space, i n c l u d e s  1,906 p e r s o n n e l  occup y i n g  
3 6 8 , 1 8 5  N S F  at an a r e a  f a c t o r  of 193 N S F  p e r  person. Th i s  equates 
t o  a p p r o x i m a t e l y  83% of total A n c h o r a g e  State E x e c u t i v e  b r a n c h  
o f f i c e  e m p l o y m e n t  levels. S i n c e  a g r e a t e r  n u m b e r  of s p e c i a l i z e d  
a r e a s  ha v e  b e e n  d e l e t e d  fr o m  the c u r r e n t  study, the o v e r a l l  c u r r e n t  
ar e a  f a c t o r  of 193 N S F  p e r  p e r s o n  for t h o s e  d e p a r t m e n t s  and d i v i s i o n s  
i n c l u d e d  in the d a t a  ba s e  is v e i w e d  as q u i t e  a p p r o p r i a t e  in c o m p a r i­
son to  t h e  s l i g h t l y  h i g h e r  c o m m u n i t y  a v e r a g e  area factor of 209 NSF 
p e r  p e r s o n  as r e c o r d e d  in the F a c i l i t y  N e e d s  S t u d y .
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Exhibit 4B

Space Requirements Data Base Page 1 of 6

No. Department D iv is ion Address

S t a f f  Leve ls Area Factors Space Requirement

1981 1985 1990 1995
Curr
NSF

A*EAFACTO*
S7AGCUTIU'NADJ’ HT

1981
NSF

ADJUSTEDAJUAFACTO* 1905 1990 1995

1A OFF. OF GOVERNOR /Viiiin. Services 338 Denali St 3 3 3 5 2,500 833 -404 1,500 500 1,500 1,500 2,500
B M Human Rts.Ctmn. 204 E 5th Av 18 20 25 30 5,376 299 -204 4,300 239 4,780 5,976 7,170
C •1 LL.Gov./E le c t. 211 E 5th AV 7 10 15 25 2,000 286 -104 1,799 257 2,570 3,055 6,425
D N Status o f Women 338 Denali St 4 5 5 6 • 644 166 -  54 631 158 790 790 948

H Subtotal 32 30 48 66 10,520 329 -224 8,230 257 9,640 12,121 17,043

2A ADMINISTRATION Public Off.Cann 610 "C" St 7 9 10 10 1,638 234 -104 1,475 210 1,090 2,100 2,100
B N Public Defender 716 W 4th Av 28 30 33 36 5,300 189 +104 5,830 200 6,240 6,054 7,488
C H Gen.Serv.S Sup. 330 E 4th Av 29 48 50 52 5,766 198 -  54 5,470 188 9,024 9,400 9,776
D M Data Processing 5700 TVdor W 23 35 50 65 7,000 304 + 104 7,700 334 11,690 16,700 21,710
E M Labor Relations JJ41 la irb anks : 1 1 1 1 168 168 0 168 168 168 168 168
F II Personnel 3341 Fairbanks 12 14 18 23 1,962 164 + 54 2,060 171 2,403 3,078 3,933
G M Equal Ehp. Q pp . 3301 Eaqle 3 4 1 1 720 .240 -254 540 oCOH 720 180 160

II Subtotal 103 141 163 188 22,554 219 34 23,251 226 32,135 38,480 45,355

3A LAW Criminal 941 W 4th Av 66 81 100 113 13,495 204 -154 11,471 173 14,013 17,300 19,549
B ii C iv i l 420 "L" St 62 72 84 95 11,742 189 -  54 11,155 179 12,808 15,036 17,005

M Subtotal

i

128 153 184 208 25,

1

197 -104 22,626 177 26,901 32,336 36,554



Exhibit 4B

Space Requirements Data Base
Page 2 of 6

S ta rr  Leve ls Area Factors Space Requirement

No. Department D iv is ion Address 1981 1985 1990 1995
Curr
NSF AUAFACTOR

VFACXVTILX'HADJ'HI
1981
NSF

ABJUSItO
AUAFACTOR 1905 1990 1995

4a REVENUE Enforcement 201 E 9 t li Av . 22 25 30 35 2,688 122 0 2,608 122 3,050 3,600 4,270
B N Ale.Bov.Con.Bd. 201 E 9th  Av 10 13 14 14 2,000 200 -104 1 ,800 180 2,340 2,520 2,520
C N Petrolein . Rev. 201 E 9tli Av 26 28 30 32 5,304 204 -104 4,774 183 5,124 5,490 5 ,856
0 H Audit 201 E 9 tli Av 14 21 25 31 3,984 284 -254 2 ,908 213 4,073 5,325 6,603
E M Arinin. Services 201 E 9th Av 2 3 3 4 *3,750 166 0 *3,750 166 *3,916 *3,916 *4,082
F n Bond Bonk Autli. 601 W 5th Av 2 2 2 2 715 357 -204 572 206 572 572 572
G M Child Sup. Fhf. 201 E 9 tli Av 65 100 140 170 10,000 154 - 10,000 154 15,400 21.5G0 26,180

M Sul)totaI 141 192 244 • 288 28,441 202 -  74 26,572 188 34,875 43,043 50,083
*Ir>cl idea C| e c la l a r e a s o f  1.4 8 squar ; fe e t. Area fac Lor o f  1 <6 exelo les U iis space.

5A □XJCATICH tkjmt, law t Fin; 
Ttsach.Prac.Cairo; 
Sc loo l Act.Assoc 650 H In t Arpt 7 10 11 12 1,800 257 -104 1,620 230 2,300 2,530 2,760

B H I.lb . t Museums 650 K In t Arpt 16 21 27 33 10,600 662 - 10,680 662 13,900 17,874 21,846
C N Pub.Bndcst.Cter.nl. 400 Ganfcell 13 15 19 24 2,500 192 - 2,500 192 2,800 3,648 4,608
D N H isto rica l Cairo. 3321 Providence 3 4 4 4 800 267 -154 680 227 901) 900 900
E M Council on Arts 619 Warehouse 8 12 15 16 1,750 219 +204 2,100 262 3,144 3,144 3,144
F N Vocation nolvtb. 4100 Spenard ftt 56 76 96 116i 12,500 330 -154 15,725 281 21,341 26,376 32,596

If Subtotal 103
1•I

130

i
1

172 205 29,950

I1

291 114

1

33,305 323

1

44,465
1
i

|

54,472

1 1

65,854

1
I



Exhibit 4B

pace Requjrements Data Base
Page 3 of 6

S t a f f  Leve ls Area Factors Space ftequirement

Ho. Department D iv is io n Address 1981 19B5 1990 1995
Curr
HSF

AUA
FACT OR

i r  Act 
u t i u ' nA DJ'irr

1981
HSF

AXUUSTID
AUA
FA CT O R 19BS 1990 1995

6A lEALTII/SOC.SERV. P lan . I  Develop. 338 Denali St 7 8 1 0 1 1 900 129 + 51 945 135 1,080 1,350 1,485
n ft Mental Health 338 Denali S t 3 5 6 6 050 283 - 2 0 1 6 8 0 227 1,135 1,362 1,362
c * Ale. 6 Drug 338 Denali S t 9 1 0 1 0 1 0 900 1 0 0 +251 1,125 125 1,250 1,250 1,250
D m Adnin. Services 33G Denali St 15 2 2 27 30 2,700 180 - 1 0 % 2,430 162 3,564 4,374 4,060
E M Gann. O ffice 338 Denali S t 2 5 7 1 0 1,163 581 - 2 0 % 930 233* 1,163 1,631 2,330
F l i Family t Youth 338 Denali S t 81 90 1 0 0 1 1 0 20,432 252 - 1 1 % 18,179 224 20,160 22,400 24,640

Adnin. 338 Denali S t ( 1 2 ) <13: (15) (16 (1,516 (126) (+ 5%) (1,592) (133) (1.729 (1,995 (2,128)
C lin ic a l (69) (771 (85) (94 a s ,916 (274) ( - 1 2 % ) (16,587) (240) (18,431 (20,405 (22,512)

G N Corrections 34 34 34 34 8,500 250 +76% 14,950 440 14,950 14,950 14,950
Adnln. 338 Denali St (25) (25) (25) (25 (5,000 ( 2 0 0 ) (-13%) (4,350) (174) (4 ,350 (4,350 (4,350)
Corr.Center (4) (4) (4) (4! (3,000 (750) +230%) ( 1 0 , 0 0 0 ) 2,500) ( 1 0 , 0 0 0 ( 1 0 , 0 0 0 (10,000)
C lin ic a l 338 Dt. u i  S t (5) (5) (5) (5 (500 ( 1 0 0 ) (+ 2 0 % ) ( 1 0 0 ) ( 1 2 0 ) (600 (600 (600)

II N Public Health * 68 96 107 123 15,505 228 - 15,415 228 26,732 31,314 36,566
lab (14) (36) (45) (54! (5,800 (414) (+15%) (6,670) (476) (17,136 (21,420 25,704)
C lin ic a l (15) (16) (17) <18 (4,000 (267) (-15%) (3,400) (227) (3,560 (3,732 (3,896)
OUwr 338 Denali S t (39) (44) (45) (51! (5,705 (146) ( -  6%) (5,345) (137) (6,020 (6,162 (6,966)

I II Public A ssist. 400 Gambell 71 75 79 85 11,825 167 + 1 0% 13,007 183 13,725 14,457 15,555
II Subtotal 290 345 

on li

380 
85 per

419
sonne

62,775
proie<

216
tions.

8% 07,661 233 03,759 93,020 102998

7 USlXXi (Deleted)
-

1


