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S ta ff Levels Area Factors Space nequlroment

Mo. Department Division Address 1981 1985 1990 1995
Curr
HSF

A K A
FA C T O R

S T A C t  
o r  I  L I  N 
A M ’ I f f

1981
HSF

| A M lt S T E D  
, A K A  

FA C T O R 5905 1990 1995

8A OOf-WETCR 6 Arinin. Services 338 Denali S t 1 2 2 2 350 350 -251 262 262 524 524 524
B boon. DEVELOP. Business lonns 201 E 9th Av 9 9 9 9 2,137 237 -201 1,710 170 1,710 1,710 1,710
C H Housing Anlh. 4325 Laurel St 61 65 70 75 9,600 157 0 9,600 157 10,205 10,990 11,775
D H Flslw ry 620 E 10th Av 4 6 10 15 500 125 +201 600 150 900 1,500 2,250
E H O il & Gas Cons. 3001 Porcupine 24 36 40 45 6,760 281 -20% 5,408 225 8,100 9,000 10,125
F M Pcwer AuUwrlty 333 W 4th 16 50 100 125 2,600 162 -  5% 2,470 154 7,700 15,400 19,250
G N Insurance 134 E 3rd Av 5 6 9 10 1,250 250 -101 1,125 225 1,350 2,025 2,250
H H Banking Securts 620 E 10th Av 6 8 10 12 1,200 200 - lo t 1,140 190 1,520 1,900 2,280
I n Occup. Llcensg. 142 E HrLrd 6 8 B 8 1,000 167 0 1,000 167 1,336 1,336 .,336
J H Pub.Util.Ccmn. '.'3B Denali S t 45 47 47 47 0,690 193 -10% 7,830 174 8,170 8,178 8,178
K H Beal Estate 620 E lOUl Av 2 7 9 9 700 350 -60t 280 140 900 1,260 1,261)N O il l  Gas Dev. 703 W. N .lights 2 2 2 2 1,000 500 -72% 280 140 280 280 280

M
N Energy/Power 338 Denali St 35 35 35 35 7,000 200 -10% 6,300 180 6,300 6,300 6,300

N W Pipe line Cfcmn. 330 Denali S t 8 B 8 8 2,137 267 -15% 1,800 226 1,808 1,808 1,808
0

II Trans. Caim. 338 Denali St 28 43 43 43 5,100 182 -10* 4,592 164 7,052 7,052 7,052
P s* Ind.Dev. Autli. 610 W 5tli 14 25 30 30 3,500 250 -205 2,800 200 5,000 6,000 6,000

n Subtotal
•

266 357 432 475 53,524 201 -12% 47,205 177 62,943 75,263 82,378

9 MILITARY AFTRS. A ll Off.Space 330 Denali St 111 128 139 146 14,175 128 +  5% 15,000 135 17,280 10,765 19,710
Subtotal 1

1

; i n

I .

128

1

139 146 14,175 128
1

1

+ 5% 15,000 135
!

!17,2801
!

18,765
j

19,710
1

1
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Ho. Department D iv is ion Address

S t a f f  Leve ls Area Factors Space Requirement

1981 1985 1990 1995
Curr
HSF AJUEArxrTo*

m ac
V t l L Z ’ H

a d j ’ i u

1981
HSF

M J U S I I D

A U A
FACTOR 1985 1990 1995

1QA NA'IURAL liESICS. Admin. Services 703 H No.Lights
t  323 E 4 til 27 44 55 55 3,000 111 430% 3,900 144 6,336 7,920 7,920

D M Res. t  Develop. 323 E 4th B3 90 100 100 8,UiHi 96 410% 8,800 106 10,308 10,600 10,600
C « Geo Surveys 3001 Porcupine 26 70 80 90 5,827 224 -10% 5,245 201 14.070 16,080 18,090
D H Agriculture 333 W 4th 3 4 5 6 1,300 433 -30% 909 303 1,212 1,515 1,018
E H Forest,Id ,W ater 323 E 4th 173 180 185 190 25,538 148 420% 30,645 177 31,866 32,745 33,636
F It Min. t  Energy 703 W No.Lights 36 70 100 150 7,600 211 -25% 5,700 158 11,060 15,800 23,700
C ,

It Parks 619 Warehouse 115 138 180 208 21,500 190 410% 23,650 205 28,290 36,900 42,640
I I

M ' Tech. Services 703 W No.Lights 160 192 200 ' 205 24,850 155 415% 28,577 178 34,176 35,600 36,490
N Subtotal 623 796 905 1,004 10L615 163 8% 107,426 172 137,392 157,160 174888

11 FISH AND GAME (Deleted)

12A a r a n c  safeiv F ire  Protection 5333 Fairbanks 14 16 19 22 2,800 200 -15% 2,380 170 2,720 3,230 3,740

13 i r a i . D E v . / j n u i u s f - (Deleted)

14A INVIION.CCNSEnV. Seafood &  Anim. 6 6 7 8 1,000 166 -  5% 950 158 950 1,106 1,264
D II So.Cent.Oog.Off 437 E St 22 30

. 1 1
36 44 5,200 236 -18% 4,290 195 5,050 7,020 U.5II5

M Subtotal 28 36 43 52 6,200 221 -15% 5,240 187 6,800 8,126 9,849

i!
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Requirements Data Base

Staff Levels Area Factors Space Requirement

Ho. Department Division Address 1901 1985 1990 1995
Curr
HSF

A U A
TACTOR

m e t
U IIL Z 'M
A iu ' t t r

19B1
HSF

ABJ13TE0
A U A
FACTOR 1985 1990 1995

ISA O C t T U N m  & 
REGIONAL .'.FFRS . AJnln. Services 225 Oordova 4 6 6 6 828 207 -101 748 187 1,122 1,122 1,122

D M Cannunity Plan. 225 Cordova 26 28 30 30 3,19? 123 + 54 3,354 129 3,612 3,870 3,870

C N Local Govt.Asst 225 Cordova 16 20 20 20 2,020 126 + 5% 2,112 132 2,640 2,640 2,640

D H CETA 225 Cordova 10 15 20 25 1,303 130 -104 1,170 117 1,755 2,340 2,925

E N Priv.Ind.Oiunc. 225 Cordova 3 7 10 10 551 183 -104 496 165 1,155 1,650 1,650

F H Housing Asst. 2600 Denali St 8 19 21 24 2,500 312 -254 1,875 234 4,446 * 9 1 4 5,616

H Subtotal 67 95 107 115 10,394 155 - 64 9,755 146 14,730 16,536 17,823

16 DOT/PF (Deleted)

17 LEGIS. AFFAIRS (Deleted)

18 LDGIS.AUDIT (Deleted)

19 COURT SYSTEM (Deleted)

T O T A L 1,906

'1

2,435 2,836 3,188 36(1185

i

193

j•

168,651

1

1

193

(
if

473,640

•
j
1
1 ,

i

552,560

!i

626275

j | i .  i ! 1  : i
1'I



C. A d j a c e n c y  R e l a t i o n s h i p s

One of the m o s t  i m p o r t a n t  a r e a s  of c o n s i d e r a t i o n  in 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  f a c i l i t y  is the a d j a c e n c y  r e q u i r e m e n t s  of 
e a c h  d e p a r t m e n t  and division. The p r i m a r y  goal is to p lace d e p a r t­
m e n t s  and d i v i s i o n s  w h i c h  f r e q u e n t l y  i n t e r e a c t  w i t h  one a n o t h e r  in 
t he c l o s e s t  p o s s i b l e  proximity.

R e l a t e d  to i n t e r d e p a r t m e n t a l  a d j a c e n c y  r e q uirements, w h i c h  are 
i m p o r t a n t  p r i m a r i l y  for d e t e r m i n i n g  w h i c h  d e p a r t m e n t s  should be 
i n c l u d e d  in a c o n s o l i d a t e d  fa c i l i t y  a n d  their l o c a t i o n  r e l a t i v e  to 
e a c h  o t h e r  w i t h i n  the facility, is the f r e q u e n c y  of c o n t a c t  each 
d e p a r t m e n t  and d i v i s i o n  has w i t h  federal and local g o v e r n m e n t  
personnel, the g e n e r a l  public, and the b u s i n e s s  community. T h e s e  
l atter a d j a c e n c i e s  b e c o m e  c r i t i c a l l y  i m p o r t a n t  in r e l a t i o n s h i p  to 
the g e n e r a l  area selec t i o n  and the site l o c a t i o n a l  ana l y s i s  p r e­
sented in C h a p t e r s  V  and VI.

Dur i n g  the da t a  c o l l e c t i o n  a n d  i n t e r v i e w  p r o c e s s  and w i t h  the 
a s s i s t a n c e  of the d e p a r t m e n t s  and divisions, the C o n s u l t a n t  
developed..an.estimate of the f r e q u e n c y  of c o n t a c t  that e a c h  g r o u p  
has w i t h  o t h e r  S t a t e  g o v e r n m e n t  employees, federal and local g o v e r n­
me n t  employees, the g e n e r a l  public, and the b u s i n e s s  community.
This~~inform a-tion-is shown o n  E x h i b i t  4C. -

The total num b e r  of w e e k l y  v i s i t o r s  w e r e  added and an index of
the t otal w e e k l y  v i s i t s  per e m p l o y e e  in e a c h  d i v i s i o n  w a s  c a l c u l a t e d
T h i s  i n f o r m a t i o n  is h e l p f u l  in i d e n t i f y i n g  the p r i o r i t y  that a 
p a r t i c u l a r  d e p a r t m e n t  or d i v i s i o n  m a y  have in b e i n g  l o c a t e d  close 
to o t h e r  S tate divisions, federal o r  local g o v e r n m e n t  offices, or 
i n ~ b e i n g - c o n v e n i e n t l y  a c c e s s i b l e  to the g e n e r a l  pu b l i c  o r  the - 
b u s i n e s s  community.

T h i s  index of total w e e k l y  v i s i t o r s  p e r  e m p l o y e e  is also a m e a s u r e  
of the r e l a t i v e  i m p o r t a n c e  of p l a c i n g  a p a r t i c u l a r  d e p a r t m e n t  or 
d i v i s i o n  in a l o c a t i o n  that is c e n t r a l  to all interfaces. Hi g h e r  
indexes e x p r e s s  a s t r o n g e r  n e e d  for c e n t r a l i z a t i o n  and lower 
indexes e x p r e s s  a c e r t a i n  d e g r e e  of a u t o n o m y  and a r e d u c e d  level 
of need to be in a c o n s o l i d a t e d  f a c i l i t y  or in c l o s e  p r o x i m i t y

-to others. —  -

A  total of 8,943 c o n t a c t s  o r  v i s i t s  p e r  w e e k  w i t h  all l e v e l s  of 
government, the g e n e r a l  public, a n d  the b u s i n e s s  c o m m u n i t y  w e r e  
indicated. Th i s  r e p r e s e n t s  a p p r o x i m a t e l y  4,7 w e a k l y  v i s i t s  or 
c o n t a c t s  per employee. T h e  i m p l i c a t i o n  of the r e s u l t i n g  4.7 visits 
per e m ployee p e r  we e k  is th a t  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  S t a t e  O f f i c e  B u i l d i n g  and th a t  a c c o m m o d a­
tions for v i s i t o r s  m u s t  be a d e q u a t e l y  provided.

V i s i t o r s  fr o m  o t h e r  S t a t e  d e p a r t m e n t s  or d i v i s i o n s  that m a y  be 
c o n s o l i d a t e d  in the n e w  b u i l d i n g  total 1,387 p e r  week. T h i s  a c c o m­
mod a t e s  16% of the f o r e c a s t e d  v i s i t o r  load. N o  s p ecific d a t a  was 
t a b u l a t e d  to re c o r d  a d j a c e n c y  r e l a t i o n s h i p s  b e t w e e n  a n y  p a r t i c u l a r  
p a i r  of d e p a r t m e n t s  as th i s  d a t a  is n o t  needed' to d e t e r m i n e  if a

-32-



d e p a r t m e n t  should be inc l u d e d  in the fa c i l i t y  but r a t h e r  its 
loc a t i o n  in the fac i l i t y  r e l a t i v e  to the p l a c e m e n t  of o ther 
departments. This a d d i t i o n a l  data wi l l  be d e v e l o p e d  before 
Pr o j e c t  d e s i g n s  are completed.

A  total of 377 v i s i t s  w i t h  f e d eral ag e n c i e s  w e r e  indicated.
This e q u ates to 4% of the p r o j e c t e d  v i s i t o r  load. A total of 243 
v i s i t s  to an d / o r  from l o cal g o v e r n m e n t  o f f i c e s  w a s  indicated.
T h i s  to t a l s  3% of the total a n t i c i p a t e d  v i s i t o r  load.

V i s i t s  from the g e n e r a l  pu b l i c  total 6,182 per week. The v a s t  
m a j o r i t y  of these v i s i t s  r e p r e s e n t  the g e n e r a l  p u b l i c  co m i n g  t o  
the ag e n c y  as o p p o s e d  to r e p r e s e n t a t i v e s  of S t ate g o v e r n m e n t  going 
to the c l i e n t ' s  location. Pu b l i c  v i s i t o r s  a c c o u n t  for ov e r  69% 
of the total v i s i t o r  load. Finally, the b a l a n c e  of v i s i t o r s  w e r e  
ide n t i f i e d  as com i n g  fr o m  the b u s i n e s s  community. Th i s  a c c o u n t e d  
for 754 w e e k l y  visits, or 8% of the total v i s i t o r  load.

As  a re s u l t  of the p r o j e c t e d  h i g h  v i s i t o r  loads, d e p a r t m e n t s  or 
d i v i s i o n s  e x p r e s s i n g  g r e a t e r  than 4.7 w e e k l y  v i s i t s  per e m p l o y e e  
w e r e  seen as e x c e l l e n t  c a n d i d a t e s  for inclu s i o n  in the c o n s o l i d a t e d  
f a c i l i t y  a n d / o r  to be l o c ated in the CBD w h e r e  p r o x i m i t y  is m a x i­
mized. This i n f o r m a t i o n  was then u s e d  to d e v e l o p  the selec t i o n  
c r i t e r i a  a p p lied to e a c h  d e p a r t m e n t  and d i v i s i o n  to d e t e r m i n e  
o c c u p a n c y  p r i o r i t i e s  as set f o r t h  l a ter in C h a p t e r  IV.



Exhibit 4C
Adjacency Relationships

Pa g e  1 of 4

f 
= o • Department Division

1 9 8 1  • 

T O T A L  

P E R S ’ L

Interfaces/Week
t o t a l

vaxvc
V I S I T S /

E M P L O Y E E

S T A T E

G O V ' K T

F T K T S A L

G O V ' K T

L O C A L

k u n i ’ p l

C O V ’ K T
C E B

P U B L I C
b u s  m s s

C O K ’ T T Total

LA OFF. GF GOVERNOR Admin. Services 3 20 0 0 50 5 75 25.0

B M Human Rts.Caim. 18 20 3 10 60 25 198 5.4 .

C Lt.Gov./Elect. 7 - - - 4-40C ~ 4-400 1-157

D M Status of Wonen 4 0 0 0 15 0 15 3.8

W Subtotal 32 40 3 10 525 30 608 19. a-

2A ADMINISTRATION Public Off.Ccmm. 7 0 1 1 20 1 23 3.3

B If Public Defender 28 0 0 0 150 0 150 5.4

C tf Gen.Serv.S Sup. 29 15 IS 15 10 • 0 55 1.9

D t« Data Processing 23 25 0 0 0 '  0 25 1.0

' E If Labor Relations 1 4 0 1 0 0 5 5.0

F •t Personnel * 12 150 2C 20 400 5 595 • 49.6

G If Equal Emp. Opp. • 3 5 1 2 20 0 28 9.3

If Subtotal ' 103 199 37 3D 600 6 .  881 8.6

3A LAW Criminal 66 135 4 65 160 102 466 7.1

B n Civil 62 40 5 5 40 10 100 1.6

it Subtotal V 
'

00a

175 9 70 . 200 112 566 4.4

4A REVENUE Enforcement 22 5 1 0 200 0 206 9.4 .

B If Alc.Bev.Can.Bd. 10 0 0 0 106 0 106 10.6

C If Petroleum Rev. 26 4 0 0 0 4 8 0.3

D If Audit 14 0 0 0 500 10 510 36.4

E If Admin. Services 2 0 0 0 0 3 3 1.5

F If Bond Bank Auth. 2 - - - - 6 6 3.0 .

G If Child Sup. Enf. 65 1 1 - 75 1 78 1.2

II Subtotal 141 10 2 0 881 24

•

917 6.5



Exhibit 4C
Adjacency Relationships p a g e  2 o i

■ - . Interfaces/Week

No. Department Division

1 9 8 1  • 
TOTAL 
PESS'L

STATE
COV’ KI

FEDEPAI
COV'KT

LOCAL
MUST’ PL
cov'ur-

CEN
PUBLIC

BUSINESS
c o m 1 n . . Total

TOV.vzrx' v
V X Sii.V
D O  OY-'E

5A EDUCATION Mgrat, Law & Fin; 
Teach.Prac.Ccxim; 
School Act.Assoc .17 16 2 0 7 3 34 4.U

B tf Lib. fi Museums 16 16 8 13 45 11 93 5.8

C II
Pub.Brdcst.Carm. 13 2 0 0 1 0 3 . 0 . 2

D n Historical Cann. 3 1 0 0 10 0 11 3.7

E H
Council on Arts 8 13 1 0 60 3 77 9 c < ?

F If
Vocation Rehab. 55 10 10 1 400 10 431 7,7

IV Subtotal 113 58 21 14 523 33 649 5.7

6A HEALTH/SOC.SEEV. Plan.fi Develop. 7 2 — 1 1 3 . 7 1.0

B n Mental Health 3 10 • 2 2 10 2 26 8.7 I

! c it Ale. fi Drug 9 3 i 20 - 24 2.7

D n Admin. Services 15 25 - - 8 - 33 2.2

E n
Ccrm. Office 2 3 3 1 10 1 18 9.0

F i i  • Family fi Youth 

Admin. 

Clinical

81 5 1 1 500 1 508 6.3

G N Corrections

Admin.

Corr.Center 

Clinical

34 45 3 100

«

5 153 4.5

H if Public Health 68 102 14 13 67 4 200 2.9

Lab (14) (2) (1) (3) (5) (-) (11) (0.8)

Clinical

Other (54) (100) (13) (10) '(62) (4) (189) (3.5)

■ I n Public Assist. 71 - - - 950 - 950 13.3

if Subtotal 290 195 23 19 1666 16 1,919 6.6

7 LAEOR (Deleted)
•

- 3 5 -  '



Exhibit 4C
Adjacency Relationships

--- --- - •—  - - — —
Interfaces/Week

To. Department Division
1981 • 
TOTAL 
psas'i

STATS
GOV’KX

FEDSPAI
GOV'Kr

LOCAL
KHl'JI
GOV'MT

car
PUBLIC.

BU3INES 
COM.'IT Total

total
WEEKLY
VISITS/
.employee

8A CCMMERCE & Arinin. Services 1 3 0 0 3

**

0 6 6.0

B
EGCU. DEVELOP.

Business Loans 9 1 0 0 80 2 83 9.2

C a
Housing Anth. 61 0 2 1 30 5 38 0.6

D m Fishery 4 0 0 0 0 12 12 3.0
V it Oil & Gas Cons. 24 2 1 0 10 10 23 1.0

F m Power Authority 16 6 6 3 25 150 190 21.9'
G t« Insurance * 5 o- 0 0 60 0 60 12.0

H if Banking Securts 6 5 1 - 50 10 66 n . o  '

I W Cccup. Licensg. 6 3 - - 45 — 48 8.0

J n Pub. Util. Carm. . 45 5 - - 10 40 ~ ' 55- ' r .2
K fi Real Estate 2 - - - 125 20 145 72.5

L n Oil & Gas Dev. 2 5 - - - 5 10 5.0

M IV Energy/Power 35 35 1 - 60 10 106 3.0

N it Pipeline Carm. 8 5 2 - 10 2 19 2.4

0 M Trans. Carat. 28 4 1 - 5 100 . n o 3.9

P ri Ind.Dev. Auth. 14 - - - 15 35 50 3.6

n Subtotal 26 6 74 14 4 528 401 1,021 3.8

9. MILITARY AFFRS. All Off.Space 111 36 123 4 260 18 441

i;

Subtotal 111 36 123 4 260 18 441 4.0 .

-Q& NA2URAL RESRCS. Admin. Services 27 200 0 1 35 6 242 9.0

B It Res. & Develop. 83 110 9 1 10 5 135 1.6

C II Geo Surveys 26 15 5 1* 5 5 31 1.2
D IV Agriculture 3 10 5 0 10 10 35 n.7 •
E It Forest, I d , Water 173 20 5 0 300 5 330 1.9

F It Min. & Energy 36 5 0 0 50 10 65 1.8
G II Parks 115 35 13 2 60 25 135 1.2
K II Tech. Services 160 100 55 55 370 ‘5 585 3.7

n Subtotal 623 495 92 60 840 71 '1,558 2.5



Exhibit 4C
Adjacency Relationships

...... — ■ Interfaces/Week

No. Department Division
1981
TOTAL
PERS'L

STATE
COV'KT

FEDERAL
COV1MX

LOCAL 
MUNI'PI 
■COV’KT

GEN
PUBLIC

BUSINES
COM-TT Total.

TOT.
VE>
VI*,. . ./ 

— E K ? )1 . S.

il­FISH AND GAME (Deleted)

i a * PUBLIC SAFETY Fixe Protection '•14 3 - 2“ 5 7 17 l c>

13 BCON.DEV./IOJRISt- (Deleted)

14A ENVIRON. CCNSERV. Seafood &  Anim. 6 5 2 1 2 10 20 3.3

B It
So. Cent.Reg. Off 22 15 4 10 30 - 59 2.7

II
Subtotal 28 20 11 32 10 79 . 2.8-

ISA COMMUNITY & 
REGIONAL AFFRS. Admin. Services 4 5 8 13 3.2

B II Ccmnunity Plan. 26 40 25 - 50 5 120 4.6

C IT
Local Govt.Asst 16 5 1 1 15 - 22 1.4

D II CETA 10 4 - 2 15 3 24 2.4

E *i Pr iv . Ind . Counc . 3 20 20 5 2 5 52 17.3 ;

F ii Housing Asst. • 8 8 1 2 40 5 56 7.0

it Subtotal 67 82 47 * 10 122 26 287 • 4.3

16 DOT/PF (Deleted)

-17- LEGIS . AFFAIRS - - (Deleted) -------- . • —  — ------- ---

18 LEGIS. A U D I T .. -  (Deleted) -------- . . . . . .  . . ..

19- COURT SYSTEM (Deleted) - -  . .

T O T A L 1,916 1,387 377 243 6,182 754 8,943 4.7
‘

-37-



D. P a r k i n g  R e q u i r e m e n t s

Based' on  the d a t a  c o m p i l e d  d u r i n g  the i n t e r v i e w  process, it was 
found t h a t  a p p r o x i m a t e l y  88% of the S t a t e  e m p l o y e e s  i n c l u d e d  in 
the s t u d y  u s u a l l y  d r ove a o n e  p e r s o n  o c c u p i e d  v e h i c l e  to work. It 
m u s t  be n o t e d  that m u c h  of the r e a s o n i n g  is b e c a u s e  o f f i c e s  are 
spread o u t  all o v e r  and are d i f f i c u l t  to get to-by., any. _ o t h e r  means, 
I-n— a d d i t i o n , a - t o t a l  of 35 S t a t e - o w n e d  v e h i c l e s  w e r e  i d e ntified 
in those d e p a r t m e n t s  i n c l u d e d  in the study.

I n - a d d i t i o n  t o _ e m p l o y e e  parking, p a r k i n g  spaces m u s t  be p r o v i d e d  
for visit o r s .  A  t o t a l  of 1,511 v i s i t o r s  (federal and local g o v e r n­
ment, the g e n e r a l  public, and the b u s i n e s s  community) p e r  d a y  we r e  
r e c o r d e d  for all d e p a r t m e n t s  and divisions. This r e p r e s e n t s  an 
a v e rage of .79 v i s i t o r s  per d a y  per employee.

B ased o n  an a v e r a g e  v i s i t  of one hour, five t u rns p e r  v i s i t o r  
parking space per day, an a v e r a g e  of 1.5 v i s i t o r s  p e r  arrival, and 
an e s t i m a t e  t h a t  65% of all v i s i t o r s  w o u l d  d r i v e  an a u t o m o b i l e  to 
the building, i n d i c a t e s  an a l l o c a t i o n  of .0685- p a r k i n g  spaces per 
~ e m p l 0yee~wouid-be-required to a c c o m m o d a t e  e x p e c t e d  v i s i t o r  parking.

Thus, a b u i l d i n g  p o p u l a t i o n  of 1,000 e m p l o y e e s  g e n e r a t e s  a ne e d  
for a p p r o x i m a t e l y  68 v i s i t o r  p a r k i n g  spaces. A n  u l t i m a t e  d e v e l o p­
me n t  of a. f a c i l i t y  w i t h  a site p o p u l a t i o n  of 2,800 e m p l o y e e s  
(occupying a b o u t  5 5 0 ,000 NSF) as w i l l  be seen in C h a p t e r  VIII, w o u l d  
g e n e r a t e  a’ nee d  for up  to 192 v i s i t o r  p a r k i n g  spaces. L o c a t i o n s  in 
the CBD or a l ong m a j o r  p u b l i c  t r a nsit r o u t e s  c o u l d  m o s t  likely 
s i g n i f i c a n t l y  r e d u c e  these requirements.

A  b u i l d i n g  p o p u l a t i o n  o f  1,000 S tate e m p l o y e e s  w o u l d  i n d i c a t e  t h a t  
880 of t h o s e  p e r s o n n e l  w o u l d  g e n e r a l l y  d r i v e  t h e i r  a u t o m o b i l e s  to 
work. It is r e a s o n a b l e  to assume, however, t h a t  up  to 10% of all
e m p l o y e e s  would, on  a f r e q u e n t  basis, n o t  d r i v e — their a u t o m o b i l e -----
fO~WOYk7~~find— i t - c o n v e n i e n t  t o  c a r p o o l  on r a n d o m  occ a s i o n s ,  be 
out of t o w n  on b u s i n e s s  or v a c a t i o n  or wi l l  b e - a b s e n t  f r o m  w o rk for: 
per-sonai-reasona.— Th i s  r e d u c e s  the a p p a r e n t  need to a p p r o x i m a t e l y  
792 e m p l o y e e  p a r k i n g  spaces p e r  1,000 b u i l d i n g " p o p u l a t i o n  if c u r rent 
c o m m u t i n g  patterns' persist. F u r t h e r  r e d u c t i o n s  are a s s u m e d  to 
respond, t o  an i n c r e a s i n g  a v a i l a b i l i t y  a n d  c o n v e n i e n c e  of p u b l i c
transpo r t a t i o n ,  i n c r e a s i n g  e n e r g y  costs, and h i g h  p a r k i n g  costs. ----
A d d i n g  t h e  a l l o w a n c e  of  68 p a r k i n g  spaces for v i s i t o r s  indicates 
a n e e d  for 860 p a r k i n g  spaces to s u p p o r t  a b u i l d i n g  p o p u l a t i o n  of
1,000 S tate employees. However, for p l a n n i n g  purposes, it is 
r e c o m m e n d e d  th a t  a n  a s s umed p a r k i n g  d e m a n d  of c l o s e r  to 80% of the 
m a x i m u m  b u i l d i n g  p o p u l a t i o n  m i g h t  d e v e l o p  as pub l i c  t r a n s i t  b e c o m e s  
m o r e  c o n v e n i e n t l y  a v a i l a b l e  and g a s o l i n e  p r i c e s  and p a r k i n g  costs 
c o n t i n u e  to escalate.

The i m p l i c a t i o n  is that, if all p a r k i n g  d e m a n d s  g e n e r a t e d  by  the 
b u i l d i n g  p o p u l a t i o n  w e r e  satisfied, t h e  total space c o n s u m e d  by 
p a r k i n g  w o u l d  be s i g n i f i c a n t l y  g r e a t e r  than the a m o u n t  of of f i c e  
space provided. As an a l t e r n a t i v e  to such a m a s s i v e  p a r k i n g  s t r u c­
ture c o n s t r u c t i o n  project, the o n - site p a r king f a c i l i t i e s  pro v i d e d



c o u l d  a c c o m m o d a t e  all S t a t e - o w n e d  vehicles, support ex p e c t e d  v i s i t o r  
p a r k i n g  r e q u i r e m e n t s ,  and p r o v i d e  sup p l e m e n t a l  emp l o y e e  park i n g  
spaces on l y  as n e c e s s a r y  to a c c o m m o d a t e  the i n c r e a s e d  de m a n d  for 
p a r x i n g  in the CBD r e s u l t i n g  from an i n c r eased level of State 
g o v e r n m e n t  e m p l o y m e n t  in the s e lected location.

F o r  example, if the P r o j e c t  is d e v e l o p e d  in t h e  C B D  and i n cludes
1,000 e m p l o y e e s  w h o  are exp e c t e d  to r e q u i r e  COO p a r k i n g  spaces, 
and if 600 of t h ose e m p l o y e e s  c u r r e n t l y  w o r k  in the CBD (58% 
a c t u a l l y  do as r e f l e c t e d  in the da t a  p r e s e n t e d  in E x h i b i t  4B) and 
r e q u i r e  parking, the i n c r e m e n t a l  p a r k i n g  r e q u i r e m e n t  i m p osed upon 
the C B D  by the P r o j e c t  w o u l d  be 200 p a r k i n g  spaces.

Thus, 200 p a r k i n g  spaces w o u l d  be p r o v i d e d  to s u p port the incre a s e d  
d e m a n d  on p a r king in the CBD plus an a l l o c a t i o n  for S t a t e - o w n e d  
v e h i c l e s  and visitors.

A  suburban l o c a t i o n  w o u l d  p r o b a b l y  not be as a c c e s s i b l e  by pu b l i c  
t r a n s i t  and an a n t i c i p a t e d  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 t i o n  pl u s  v i s i t o r s  c o u l d  be expected. S ince this 
l o cation w o u l d  b e  e n t i r e l y  new, all p a r k i n g  w o u l d  h a v e  to be 
p r o v i d e d .

Once the loc a t i o n  a n d  scale o f  the P r o j e c t  are determined, the total 
n u m b e r  of p a r k i n g  spaces t h a t  m u s t  be p r o v i d e d  can be calculated. 
However, for p u r p o s e s  of a n a l y z i n g  a l t e r n a t i v e  areas and d e t e r m i n i n g  
site sizes required, it is a s s u m e d  that a p a r k i n g  a l l o c a t i o n  of 
85% is r equired in a s uburban loc a t i o n  w h i l e  an i n c r e m e n t a l  d e m a n d  
r e q u i r e m e n t  for an a l l o c a t i o n  of 35% w o u l d  be e x p e r i e n c e d  in the 
CBD.

A c t u a l  c a l c u l a t i o n s  s h o w  that a s u b u r b a n  lo c a t i o n  w o u l d  g e n e r a t e  
a d e m a n d  for 2,504 p a r k i n g  spaces for a P r o j e c t  w i t h  an u l t i m a t e  
site p o p u l a t i o n  of 2,800 employees. This w o u l d  n e c e s s i t a t e  the 
p u r c h a s e  of a p p r o x i m a t e l y  20 acres of land (908,952 square feet) 
at an a v e rage of 330 sq u a r e  feet per a u t o m o b i l e  and a 10% a l l o w a n c e  
for setbacks and cir c u l a t i o n .  T h i s  land cost, w h i c h  is less per 
square foot t h a n  c o n s t r u c t i n g  a p a r k i n g  structure, w o u l d  co s t  
u p w a r d s  of $ 1 0 , 0 0 0 , 0 0 0  if ov e r  20 a cres c o u l d  be a s s e m b l e d  at an 
a v e r a g e  co s t  of $10 p e r  square foot.

A  CBD lo c a t i o n  w o u l d  p r o b a b l y  C o s t  an a v e rage of $45 per square foot 
to a s s e m b l e  a site. However, a m u c h  smaller site w o u l d  be r e q u i r e d  
as c a l c u l a t i o n s  i n d i c a t e  a n e e d  for o n l y  1,048 p a r k i n g  spaces to 
s u p port i n c r e a s e d  demands. T w o  bl o c k s  of p r o p e r t y  in"the CBD can 
be a s s e m b l e d  at a p u r c h a s e  p r i c e  t h a t  is less than the $10,000,000 
co s t  of the m u c h  l a r g e r  s u burban land. In b o t h  cases, a d d itional 
c osts w o u l d  be i n c r e a s e d  for o f f - s i t e  u t i lities, P r o j e c t  a d m i n i­
strat i o n  charge, and c o n s t r u c t i o n  and annual m a i n t e n a n c e .

T he c o n c l u s i o n  is t h a t  p r o p o r t i o n a l l y  fewer p a r k i n g  spaces are 
ne e d e d  in the CBD and an a l l o c a t i o n  of 35 spaces p e r  100 e m p l o y e e s  
will be a p p r o p r i a t e  to s u p p l e m e n t  e x i s t i n g  p a r k i n g  inventories.



The largest u l t i m a t e  scale of the fac i l i t y  as p r o j e c t e d  will 
a c c o m m o d a t e  about 2,800 State employees. This wi l l  g e n e r a t e  a 
need for a p p r o x i m a t e l y  1,000 p a r king spaces (35% times 2,800 
emplo y e e s  plus State- o w n e d  v e h i c l e s ) .

E. Food Service R e q u i r e m e n t s

Based on the q u e s t i o n n a i r e  and i n t e r v i e w  process, 45% of the 
cu r r e n t  S t a t e  g o v e r n m e n t  employees s u g g e s t e d  they 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 pr o v i d e d  in the n e w  S tate O f f i c e  Building.
A  total of 27% indicated they w o u l d  b r i n g  t heir own l u n c h  (brown 
bag) and m a y  have a somewhat f r equent use of a c a f e t e r i a  to p r o c u r e  
be v e r a g e s  and accessories. The balance, 28%, i n d i c a t e d  th a t  they 
w o u l d  g e n e r a l l y  n o t  eat lunch cr l e ave the b u i l d i n g  and use pu b l i c  
facilities.

A b u i l d i n g  p o p u l a t i o n  of 1,000 e m p l o y e e s  s u ggests that 450 of t h ose 
e m p l oyees w o u l d  r e g u l a r l y  u s e  a cafeteria. A d i v e r s i t y  fa c t o r  of 
.9 is e m p l o y e d  to r e f l e c t  absenteeism, vacations, travel, and sick 
leave. Thus, a total of 405 e m p l o y e e s  w o u l d  use the c a f e t e r i a  on 
a d a i l y  basis.

Ad d i t i o n a l l y ,  if o n e - h a l f  of the p e r s o n n e l  i n d i c a t i n g  t h e y  w o u l d  
"brown bag" w o u l d  use the cafeteria, this w o u l d  g e n e r a t e  an 
a d d i t i o n a l  ne e d  to seat 135 p e r s o n n e l  at l u n c h t i m e  and i n c r e a s e  
the t o t a l  r e q u i r e m e n t  to 540 seatings.

A t  two t u r n s  per seat per l u nch period, a total of 203 seats w o u l d  
be p r o v i d e d  p e r  1,000 employees. A t  2.5 seatings p e r  se a t  p e r  
l u n c h  period, a t o tal of  216 seats should be p r o v i d e d  to  support 
a larger p o p u l a t i o n  th a t  i ncludes an a l l o c a t i o n  for t h o s e  e m p l o y e e s  
who "brown bag". It is r e c o m m e n d e d  t h a t  a c a f e t e r i a  p r o v i d e  250 
seats for a b u i l d i n g  p o p u l a t i o n  of 1,000 to p r o v i d e  a d d i t i o n a l  
a c c o m m o d a t i o n s  for visitors.

A  250 seat cafeteria, w i t h  an a l l o c a t i o n  of 25 N S F  per seat i n c l u d i n g  
f o o d  storage a n d  preparation, w o u l d  ind i c a t e  a n e e d  for 6,250 NSF 
per 1,000 employees. A d d i t i o n a l  a l l o w a n c e s  m u s t  be p r o v i d e d  for 
e x ternal c i r c u l a t i o n  and bu i l d i n g  support services. F o r  p l a n n i n g  
purposes, therefore, an a l l o w a n c e  o f  7.0 NSF of c a f e t e r i a  area will 
be a l l o c a t e d  for ea c h  initial b u i l d i n g  occupant. E x p a n s i o n  space 
m a y  be p r o v i d e d  a d j a c e n t  to the d i n i n g  area to a c c o m m o d a t e  future 
seating r e q uirements. The food p r e p a r a t i o n  area, however, w i l l  need 
to be i n i t i a l l y  c o n s t r u c t e d  w i t h  a c a p a c i t y  to s u p port future 
bu i l d i n g  p o p u l a t i o n  gr o w t h  even t h o u g h  such a d d i t i o n a l  c a p a c i t y  
wi l l  not be r e q u i r e d  to serve i n i tial o c c u p a n c y  levels. The actual 
c a f e t e r i a  r e c o m m e n d e d  will total 12,600 NSF for a r e c o m m e n d e d  
bui l d i n g  p o p u l a t i o n  of 1,800 employees.
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F . A g e n c y  O c c u p a n c y  P r o g r a m

At the b e g i n n i n g  of the study, the list of d e p a r t m e n t s  and d i v i s i o n s  
to be included, wi t h i n  the s t u d y  was q uite comprehe n s i v e .  It 
included mo s t  State g o v e r n m e n t  d e p a r t m e n t s  and d i v i s i o n s  c u r r e n t l y  
located wi t h i n  the A n c h o r a g e  a r e a  with the p o s s i b l e  exception of 
c e r t a i n  field mai n t e n a n c e ,  storage, inst i t u t i o n a l ,  airport, and 
c o urt r e l ated employees. A d d i t i o n a l l y ,  c e r t a i n  d e p a r t m e n t s  w e r e  
exc l u d e d  for r e a s o n s  n o t e d  at the b e g i n n i n g  of C h a p t e r  III.

It is not r e a l i s t i c  or f e a s i b l e  to include ail r e m a i n i n g  d e p a r t m e n t s  
and d i v i s i o n s  in the n e w  S t a t e  Of f i c e  B u i l d i n g  b e c a u s e  of scale 
and to retain f l e x i b i l i t y  in the event of a C a p i t a l  Relocation.
Therefore, c e r t a i n  d e c i s i o n s  n e e d e d  to be m a d e  r e g a r d i n g  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  could, for j u s t i f i a b l e  reasons, be d e l e t e d  
f r o m  further c o n s i d e r a t i o n  for p o t e n t i a l  o c c u p a n c y  in the n e w  
facility. Th i s  section of C h a p t e r  IV i d e n t i f i e s  c r i t e r i a  to d e t e r­
m i n e  w h o  should o c c u p y  the f a c i l i t y  and d e v e l o p s  a r e c o m m e n d e d  
o c c u p a n c y  p r o f i l e  for the Project.

1. O c c u p a n t  S e l e c t i o n  C r i t e r i a

D e t e r m i n i n g  w h i c h  State d e p a r t m e n t s  and d i v i s i o n s  should be 
i n c l u d e d  w i t h i n  the 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  Of f i c e  
B u i l d i n g  req u i r e d  an a n a l y s i s  of a n u m b e r  of c o n d i t i o n s  
r e l a t i n g  to sp; ce requir e m e n t s ,  p r o j e c t e d  fu t u r e  needs, 
a d e q u a c y  of cui. ant ac c o m m o d a t i o n s ,  and n e e d  for p r o x i m i t y  
to the g e n eral p u b l i c  and o t h e r  levels of g o vernment.

E x h i b i t  4D i d e n t i f i e s  t w e n t y  d i f f e r e n t  c r i t e r i a  th a t  can be
used to d e t e r m i n e  the d e g r e e  of c o m p a t i b i l i t y  of a p a r t i c u l a r
d i v i s i o n  or d e p a r t m e n t  w i t h  o c c u p a n c y  in a c o m b i n e d  S t ate 
of f i c e  f a c i l i t y  g e n e r a l l y  c o n c e i v e d  to be l o c a t e d  in the 
A n c h o r a g e  CBD. T h i s  w i l l  b e  d e v e l o p e d  in g r e a t e r  d e p t h  in 
C h a p t e r  V.

Th i s  b u i l d i n g  o c c u p a n t  s e l e c t i o n  c r i t e r i a  list w a s  p r e s e n t e d  
to the D O A  w h i c h  r e v i e w e d  the r e l a t i v e  i m p o r t a n c e  of the 
t w e n t y  c r i t e r i a  and p r o v i d e d  the C o n s u l t a n t  w i t h  the w e i g h t s  
indicated.

2. A p p l i c a t i o n  of O c c u p a n t  S e l e c t i o n  C r i t e r i a

The C o n s u l t a n t  r e v i e w e d  ea c h  d e p a r t m e n t  and d i v i s i o n  and 
d e t e r m i n e d  if it w a s  o r  w a s  n o t  c o m p a t i b l e  w i t h  ea c h  of the 
t w e n t y  b u i l d i n g  o c c u p a n t  s e l e c t i o n  criteria.

E x h i b i t  4E i d e n t i f i e s  w h e t h e r  or n o t  e a c h  d e p a r t m e n t  is or 
is not c o m p a t i b l e  w i t h  e a c h  of the t w e n t y  criteria. The 
"total points" col u m n  r e c o r d s  the n u m b e r  of c r i t e r i a  
satisfied- b y  e a c h  d i v i s i o n  for i n c l u s i o n  in the Project.
The t w e n t y  c r i t e r i a  n o t e d  across the top of E x h i b i t  4E are 
d e f ined o n  E x h i b i t  4D on the following page.
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Exhibit 4D 
Building Occupant Selection Criteria

C R I T E R I A  W E I G HT

1. No  s i g n i f i c a n t  im p a c t  on red u c i n g  space n e e d s
if the C a p i t a l  r e l o c a t e d  to W i l l o w  .......................... 4

2. S p ace n e e d s  c o m p a t i b l e  w i t h  large off i c e
environment; semi h i g h - r i s e  b u i l d i n g  .......................  3

3. G r o w t h  b e t w e e n  1981 a n d  1985 g r e a t e r  than 20% ........... 2

4. C u r r e n t  s pace u t i l i z a t i o n  c o u l d  be
i m p r o v e d  b y  m o r e  than 10% ....................................  2

5. S i g n i f i c a n t  c o n t a c t  w i t h  g e n e r a l  public .................... 5

6. S i g n i f i c a n t  c o n t a c t  w i t h  o t h e r  State ag e n c i e s  ...........  4

7. S i g n i f i c a n t  c o n t a c t  w i t h  c i t y  a n d / o r  federal g o v e r n m e n t  4

8. N o t  c u r r e n t l y  in the C B D  b u t  should be .................  ^-,---1

9. M i n i m u m  special a r eas ..........................................  3

10. Mo r e  than four v i s i t o r s  p e r  w e e k  p e r  e m p l o y e e  or
m o r e  than 100 v i s i t o r s  per w e e k  total .....................  5

11. O p e r a t i o n a l  s a v ings or sh a r e d  space p o t e n t i a l
if c o n s o l i d a t e d  w i t h  o t h e r  S t a t e  a g e n c i e s  ................  3

12. No i d e n t i f i a b l e  r e a s o n  to r e m a i n  in e x i s t i n g
location; special improv e m e n t s ,  e t c .......................... 1

13. B e s t  l o c a t i o n  for s e r v i c e  d e l i v e r y  a n d  o p e r a t i o n
e f f i c i e n c y  ....................................................  4

14. Be s t  l o c a t i o n  for o v e r a l l  c o n v e n i e n c e  of
a g e n c y  p e r s o n n e l  ............................................  2

15. Best l o c a t i o n  for p r o x i m i t y  to g e n e r a l  pu b l i c
and v i s i t o r s  .......................................................  5

16. Small g r o u p  - c o u l d  b e n e f i t  by  c o n s o l i d a t i o n
and e c o n o m y - t o - s c a l e ,  less t h a n  5,000 sq. f t .............  1

17. C u r r e n t  an n u a l  lease c o s t  g r e a t e r  th a n  $14/sq. f t   1

18. E x i s t i n g  space s u b s t a n d a r d  or
has m a j o r  d e f i c i e n c i e s  .........................    2

19. C u r r e n t  space d e f i c i e n c y  of m o r e  than 10% ...............  2

20. Increased -space r e q u i r e m e n t s  of m o r e  t h a n  3,000
sq. ft. o v e r  ne x t  f o u r  y e a r s  .................................. 1

- 4 2 -



1 1 - - r j

1
1

1 ! 1 11
! *

1
1
j"I

!
i 1

t
ji1 ^

1i
1
i

1

!

1

j

1

E x h i b i t  4 E  
C o m p a t i b i l i t y W i t 1 C .t > m b i

I :j i
i

i e d  O f f i c e  B u i i c
1 ’ 1

» JU

i n g  L o c a t l o n

I

1i

t

1
1

1I

1 II

N O . D E P A R T M E N T D I V I S I O N

1
R E Q '

9 8 5
'•TENTS

i
■ i C R I T E R I A  A S j N O T E D O N E X H I B I T *  4 D

1
J j

TOTAL
S l ’A F F N S F 1 2 3 4 1 5 1 6 ! 7 ! 8 9 1 0 1 1 1 2 1 3 1 4 1 5 1 6 1 7 1 8 1 9 2 0 P T S .

1A e r r .  c r  c w m o n /VVnln. S e rv ic e s 3 1,500 * ! A

I
I

■ * : * i A
1 * * * * * * * * * 1 4

B m Itimn Rts.Ctrm. 20 4,780 * ; * * * | * j * 1 * A * A * * * * * 1 4C N Lt.Gov. /Elect. 10 2,570 A ! * i * [ 1 ; * * A * * 9D N
■

Status o f Women 
Subtotal

s
38

790
9,640

* .*
1

1 ! A 1 A * A * * A A * * 1 2

2A ADMINISTRATION Public OCf.Ocntn 9 1,890 * * A A A 5
B N rubllc Defender 30 6,243 * * A A * A * * A A 1 0
C M Gen.Serv.6 Sup. 48 9,024 * * A * * * A * * A * * A 1 3D N Data Processing 35 11,690 * * * * ★ A * A 8
E * labor Relations 1 160 * ★ * A A A * A A A 1 0
r H Personnel 14 2,403 ★ * A A * A A A A A * 1 1
a N

H
Equal flip. Opp. 

Subtotal
4

141
720

32,135
* * * * A A * A A A A A A A A A A 1 7

3A LAW Criminal 81 14,013 * * * A A * A A A A A A A 1 3
B M

M
Civil

Subtotal
72

153
12,881
26,901

* * A A * A A A A A A A A 1 3

4A FEVEMJE Biforcarcnt 25 3,050 * * A A * A A A A A A A A a- 3
B m Alc.Bev.Con.Dd. 13 2,340 * ★ * a' A A A A A A A A A 1 3
C m Petroleun Rev. 28 5,124 * A * A A A A A A A A 1 1
D m Audit 21 4,473 * A A ★ A A A A A A A A A 1 3
E m Atluin. Services 3 3,916 * A A A A A A 7
r M Bond Bank Auth. 2 572 * A A A A A A A 8
G m

m
Child Sup. B if. 

Subtotal
100
192

15.400
34,875

* A A * A A A A A A A A A 1 3

5A EDUCATION H/nt, law 1 Flnj Teach.Prac.Canni Sclcol Act.Assoc 10 2,300 * A A A  j A * A A A A , A A 1 2
B M I.lb. t Huscums 21 13,900 A A A *  ! A * A A A A A 1 1
c II :Pub.BrdcBt.Oann. 15 2,880 A A A A A A A A A A 1 0
D H Historical Conn. 4 900 A A * A A A A A 8
E « Council on Arts 12 3,144 A A A A *  i A A A A A * A 1 2
F

-
Vocation Rehab. 

Subtotal
76

138
21,341
44,465

A A A A A A A
!

1 *
A

9
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NCI DEPAKIMEM' DIVISION

‘ I
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98*3
MEJ7TS

r—
:

" ...................T "
i C R I T E R I A  AS N O T E D ON E X H I B I T  4D ii 1

TOTAL

STAFF NSF 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19; 20
PTS.

6A IttW.Hi/SOC.SEW. Plan.i Develop. 8 1,080 * A A A A A i A A i QB m Mental Health 5 1,135 V A A A A A * A A A A A l * 1
O

19C m Ale. 6 Drug 10 1,250 A A A A A A A A A A ! 1
l b
11 i0 m Attain. Scrvloea 22 3,564 * A A A A A A A A A . 1 i i
10E m Garni. Office 5 1,163 * A A A A A A A A A 10r M Family i Youth 90 20,160

Attain. (13) ( 1,729) * A A A A A A A A • A A A i1 A j
(13)Clinical (77) (18,431) * »■ A A A A A A A A *  ! 1 (11)G »* Corrections 34 14,950 1

Attain. (25) ( 3,600)1 A A A A A A A A A A A (11)COrr.Center ( 4) (10,000)1 * A A A A A A A t 8)Clinical ( 5) ( 1,350) * A A A A A A A A A A (11)H m Public Health 96 26,732
lab (36) (17,136) * A A A A A A A ( 8)Clinical (16) ( 3,568) * A A A A A A A A A A A (12)Other (44) ( 6,028) * A A A A A A A A A A A ( i * . )I m Public Assist. 75 13,725 A A A A A A A A A A A 11m Subtotal 345 83,759 •

7 LABOR (deleted)

SA OTW-EPCE i Attain. Services 2 524 * A A A A A A A A A A A 12
B BOON. DEVanP. Business loans 9 1,710 A A A A A A A A A 9
C « Hnualng Auth. 65 10,205 A A A A A A A A A 9
D Fisliery 6 900 A A A A A A A A A A A 11
E m Oil 6 Gas Oons. 36 8,100 A A A A A A A A A A 10
r N Power Autliority 50 7,700 A A A A A A A A A A A A A A A A 16
a « Insurance 6 1,350 A A A A A A A A A A A 11
H N Banking Sccurts. B 1,520 A A A A A A A A A A A A 1

12 !I M Occup. Ucensg. 8 1,336 A i A i A *  I A A A A A A A A A A j 14 iJ M Pub.Util.Cans. 47 8,178 1* *  i i A A A A A A A A A * ! ] 1 11
K M Beal Estate 7 980 * A A A A A A A A A A A 1

12L « Oil A Gas Dev. 2 280 *  . *  i A j A 1 A A X A *  1 A A i A A ! i] !
13 jH « Fhergy/Power 35 6,300 * * ! t *  1 A 1 1 A A A A A A ! a ; i 11 iN N Pipeline Oam. e 1,808 * A 1 *  , A : A i A A A *  1 A (

*  1 A A t i 13 1
0 M Trans. Cam. 43 7,052 * I *  I A ii *  i

1 A A • A A I *  i *  I A j 11
P M Ind.Dev. Auth. 25 5,000 * : A A *  i * ! A A 1 A I A *  i A *  i A A I I 14m Subtotal 357 62,943 ii
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1i Compatibilit' f  with Combined Office Building Location -
f

1 f

1
n t y \  V

985
1 C R I T E R I A  A S N O T E D O N E X H I B I T  4 D  !

N O D E P A R T M E N T D I V I S I O N
R E Q n E m o 1 ' ■ i T O T A L

S T A F F N S F 1  | 2 3 4 5 6 7 8 9 1 0 1 1 1 2 1 3 1 4 1 5
1

1 6 1 7 1 8  S 1 9  | 2 0
p r s .

9 M I I J T f t r a  f t F K R S . A l l  O f f . S p a c e 128 17,280 *  ! A A A A A A A A A
1A

* * 1• A 1 4

S u b t o t a l 128 17,280 i j • r
i

I

i
10ft N A T U R A L  R E S r c a , A A n l n .  S e r v ic e d 44 6,336 *

* A A A »r »
I

j i
*  i A 8

B m Res. 1 Develop. 98 10,388 * A A A A A A A A A ★ A 1 2C m Goo Surveys 70' 14,070 * A A A A A A A A A A A A * A A 1 60 ■ Agriculture 4 1,212 * A A A A A A A A A ft A A A A ★ A 1 7E M Forest, Id, Water 180 31,800 * A A A A A £
r • Hln. t Biergy 70 11,060 * A A A A A A A * A A

U
4

c • Parks 138 28,290 * A A A A A A A A A A A A11 ■ Tech. Services 192 34,176 * A A A A A A A A A A * A A
I J
1 4

■ Subtotal 796 137,392
11 r i s i  n o  GftHB (Deleted)

IV . PUBLIC SftFEIT Fire Protoetier •16 2,720 * A A A A A A A A A 1 0

13 2HN.DEV./T0URIS (Deleted)

14ft i w i n c N . c a i s E n v . Seafood i  ftnlm. 6 950 * A A A A A A A A A A A 1 2
B N

1
So.Ceut.Reg.Off 30 5,850 A A A A A A A A A A A A A 1 3

m Subtotal 36 6,800

15ft o c m j w m  tRDGlCHftL A F F R S . Arinin. Services 6 1,122 A A A A A A A A A A A A A 1 3B a Ocrmjnlty Plan. 28 3,612 A A A A A A A A A A A ; A A 1 : A 1| ' 1 4C a local Govt.Asst 20 2,640 A A A A A A A A A A A A 1 2D a CE1A 15 1,755 A A A A • A A A A A A A A 1 2E a Priv.Ird.Oounc. 7 1,155 A A A A A A A A A A A A A A i A A A i 17F a Housing Asst. 19 4,446 A A A A A A A A A A 1 A
! *

1
. L  / 

1 2
a Subtotal 95 14,730

i
1

16 DOT/PF (Deleted) %
t

i

17 IH> IS. AFFAIRS (Deleted) , |
1R IEGIS.NOIT (Dcletod)

i j

19 ecuW GVSTFM (Deleted)
1

1

T O T A L 2,435 473,640 '
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A d d ing the w e i g h t s  i d e n t i f i e d  in E x h i b i t  4D fc.r- each-c-ri~------
teria that the d e p a r t m e n t  or d i v i s i o n  is c o m p a t i b l e  w i t h
as_.s e e n ..±el E x h i b i t  4E i d e n t i f i e s  the total w e i g h t e d - p o i n t s -----
for ea c h  d i v i s i o n  p r e s e n t e d  in E x h i b i t  4F. T h i s  da t a  w a s  
used t o id e n t i f y  the p r i o r i t y  o ^ der for i n c l u d i n g - t h e  depart-.. 
m e n t s  and d i v i s i o n s  in the Project.

The m a x i m u m  w e i g h t e d  p o i n t s  was 63 for the A g r i c u l t u r a l  
Division-.of the D e p a r t m e n t  of N a t u r a l  Resources-. -At-the- o t h e r  
end of the spectrum, a n u m b e r  of d e p a r t m e n t s  or d i v i s i o n s  
had a v e r y  f e w  w e i g h t e d  p o i n t  totals. F o r  e x a m p l e t h e  
L a b o r a t o r y  c o m p o n e n t  of the D i v i s i o n  of P u b l i c  H e a l t h  of the 
D e p a r t m e n t  of H e a l t h  a n d  Social S ervices had -25 w e i g h t e d  
points. This s u g g e s t e d  t h a t  the c o m p o n e n t  was not a h i g h l y  
d e s i r a b l e  c a n d i d a t e  to be p r o v i d e d  space in the c o n s o l i d a t e d  - 
facility.

The t otal num b e r  of o c c u r r e n c e s  of "c o m p a t i b i l i t i e s "  is 
t o t a l e d  o n  E x h i b i t  4F. T h e  total n u m b e r  of c o m p a t i b i l i t i e s  
r ange fr o m  a low o f  5 (out of  a total m a x i m u m  of 20) to a 

-high , of. 17—  The a v e r a g e  d e g r e e  of c o m p a t i b i l i t y  i s - 12. —  —

- I t  w a s _ i n i t i a l l y  s u g g e s t e d  that t h ose o r g a n i z a t i o n a l  u n i t s  
w i t h  14 or m o r e  c o m p a t i b i l i t y  p o i n t s  be c o n s i d e r e d  as 

— d e f i n i t e .c a n d i d a t e s  to i n i t i a l l y  r e l o c a t e  to the c o m b i n e d  
facility.

T h ose d e p a r t m e n t s  w i t h  b e t w e e n  11 and 13 c o m p a t i b i l i t y  p o i n t s  
w e r e - v i e w e d  as "significant" c a n d i d a t e s  and r e q u i r e d  f u r t h e r —  
r e v i e w  to d e t e r m i n e  if th e y  should be i n c l u d e d  in the initial 
.occupancy- p r o g r a m .

T h o s e . o r g an izational u n i t s  w i t h  10 or fewer p o i n t s  should-------
p r o b a b l y  n o t  be i n c l u d e d  in the b u i l d i n g  if t h a t  d e t e r m i n a t i o n
is b a s e d  so l e l y  on a g e n c y  needs, p r e f e r e n c e s , - l o c a t i o n a l --------
c o n s i d e r a t i o n s  and c u r r e n t  o c c u p a n c y  profiles. However, a
.c.er.ta.ii\_iocrease in o p e r a t i o n a l  e f f i c i e n c y  a n d - s e r v i c e  t o -----
the p u b l i c  m a y  be m o r e  p a r a m o u n t  in i m p o r t a n c e  than the 
a v e rage o f  all 20 c h a r a c t e r i s t i c s .  Thus, c e r t a i n  o r g a n i­
zational u n i t s  w i t h  10 o r  f e w e r  po i n t s  m a y  be s e l e c t e d  for 
o c c u p a n c y  in the P r o j e c t  b a s e d  on the u n i g u e  c i r c u m s t a n c e s  
a t t e n d a n t  w i t h  each.

E x h i b i t  4F i d e n t i f i e s  the n u m b e r  of c r i t e r i a  on  E x h i b i t  4E 
that e a c h  d e p a r t m e n t  or d i v i s i o n  fulfills. T h i s  is d i s p l a y e d  
as "total occurr e n c e s " .  A l s o  n o t e d  on E x h i b i t  4F a r e  three 
c o m p a t i b i l i t y  p o i n t s  f o r  ea c h  d e p a r t m e n t  and division. The 
f i rst c o m p a t i b i l i t y  p o i n t  c o l u m n  u t i l i z e s  w e i g h t s  a p p l i e d  to 
each of the t w e n t y  o c c u p a n t  s e l e c t i o n  c r i t e r i a  as d e v e l o p e d  
by the Consultant. The second co l u m n  i n d i c a t e s  the c o m p a t i­
bil i t y  p o i n t s  c a l c u l a t e d  u s i n g  c r i t e r i a  w e i g h t s  p r o v i d e d  
by the State. The a v e r a g e  of the two w e i g h t e d  e v a l u a t i o n s  
is al s o  displayed.



These c o m p a t i b i l i t y  p o i n t s  w e r e  us e d  to d e t e r m i n e  the g r o u p  
rank. A n y  d e p a r t m e n t  or d i v i s i o n  r e c e i v i n g  m o r e  than 40 
average c o m p a t i b i l i t y  po i n t s  rec e i v e d  a rank of "4". An 
average c o m p a t i b i l i t y  p o i n t  score of b e t w e e n  30 and 39 
r e c e i v e d  a g r o u p  rank of "3". G r o u p  r anks of one and two 
we r e  a s s i g n e d  for a v e r a g e  c o m p a t i b i l i t y  p o i n t s  of 19 or less 
and b e t w e e n  20 and 29 respectively.

These g r o u p  r a nks he l p e d  d e v e l o p  a p r e l i m i n a r y  p r i o r i t y  
o r der to include the v a r i o u s  d e p a r t m e n t s  and d i v i s i o n s  in the 
c o n s o l i d a t e d  o f f i c e  facility. A d d i t i o n a l l y ,  s i g n i f i c a n t  
i m p o r t a n c e  was p l a c e d  on c o n s o l i d a t i n g  all d i v i s i o n s  of a 
d e p a r t m e n t  in the b u i l d i n g  even t h o u g h  c e r t a i n  d i v i s i o n s  had 
a g r o u p  ra n k  th a t  w a s  less than the a v e r a g e  for the d e p a r t­
me n t  or o t h e r  d i v isions. Th i s  r a n king w a s  u s e d  as b a c k g r o u n d  
i n f o r m a t i o n  and the final d e c i s i o n  r e g a r d i n g  who, for p l a n­
ning p u r p o s e s  only, w o u l d  be inc l u d e d  in the P r o j e c t  e v o lved 
fr o m  a joint m e e t i n g  o f  the DOA, the C o n s u l t a n t ,  and r e p r e­
sentatives of e a c h  department.
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Exhibit 4F

Division Compatibility with Consolidated Office Building Location»

Page 1 of 3

Do. Department OlvlJlon

198S Repeat}

TOTALOCCURRENCES

COMPATIBILITY POINTS
S ta ff HSF CONSULTANT state average

GROUPRANK
1A CFF. CF GCVEHOR Adhun. Services 3 1,500 14 52 44 48 4B ■ Hunan Rts.Oum. 20 4,780 14 52 4 4 48 4C " Lt.Gov./Elect. . 10 2,570 9 30 30 30 3D ■ Statu* of Vfcmen 5 790 12 41 35 38 3

• Subtotal 38 9,640 3.5
2A ALTONISTRATICN Public Off.Com 9 1,890 5 15 16 15.5 1B ■ Public Defender 30 6,240 10 36 33 34.5 3C ■ Gan.Serv.t Sup. 48 9,024 13 46 36 41 4
0 ■ Data Processing 35 11,690 8 22 18 20 2
E ■ Labor Relation* 1 168 10 34 32 33 3
F m Personnel 14 2,403 11 40 35 37.5 3
G m Equal Brp. Opp. 4 720 17 58 55 56.5 4

• Subtotal 141 32,135 2 .9
' 3A LAM Criminal 81 14,013 13 49 44 46 .5 4

B ■ Civil 72 12,881 13 49 41 45 4
■ atfrtotal 153 26,901 4

U REVENUE Enforcement 25 3,050 13 49 43 46 4
B ■a Alc.Biv.Ccn.Bd. 13 2,340 13 45 38. 41.5 4
C a Petroleun Rev. 28 5,124 11 39 31 35 3
0 • Audit 21 4,473 13 45 38 41.5 4
E • Adtnin. Services 3 3,916 7 19 16 17.5 1
r ■ Band Bank Auth. 2 572 8 28 25 26.5 2
G ■ Child Sup. Enf. 100 15,400 13 44 35 39.5 3

■ Subtotal 192 34,875 3
5A EEUCOTON Mjnt, Law t FiniTfeach.PrBC.Q33n;

School Art.A**DC 10 2,300 12 42 32 37 3
B m Lib. t Museums 21 13,900 11 39 28 33.5 3
C m Pub.Brdcst.Qnm. 15 2,880 10 34 26 30 3
0 m Historical Conn. 4 900 8 25 21 23 2
E m Council on Arts 12 3,144 12 39 32 35.5 3

■ F mI Vocation Rehab. 76 21,341 9 32 24 28 2
Subtotal 138 44,465 2 .7

..
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Exhibit 4F 

Division Compatibility with Consolidated Office Building Location

Page 2 of 3

DeparUient D iv is io n

1985 Reqets
COMPATIBILITY POINTS

GROUPS t i f f HSF TOTALOCCURRENCESNo. CONSULTANT STATE AVERAGE
6A HEMJH/SOC.SESV. Plan.t Develop. 8 1,080 8 26 19 22.5 2B ■ Mental Health 5 1.135 12 44 35 39 .5 4C ■ Ale. £ Drug 10 1,250 11 40 31 35 .5 3D a Admin. Service* 22 3,564 10 35 28 31 .5 3E ■ Cairn. Office 5 1,163 10 36 29 32.5 . .  3r a Family £ Youth 90 20,160

Mmin. (13) ( 1.729) (13 ) , (48) (42 ) (45 ) (4 )
Clinical (77) (18,431) (11) (43 ) (37 ) (40 ) (4 )

G • Corrections 34 14,950
AJnin. (25) ( 3,600) (11) (45) (36) (4 0 .5 ) (4 )
Oorr.Center ( 4) (10,000) (8 ) (26) (23) (2 4 .5 ) (2 )

( 5) ( 1,350) (U ) (43 ) (37 ) (4 0 ) (4 )
H a Public Health 96 26,732

lab (36) (17,136) (8 ) (25 ) (23 ) (24 ) (2 )
a in ic a l (16) ( 3,568) (12) (41) (35 ) (38 ) (3 )
Other (44) ( 6,028) (12) (46 ) (40 ) (43 ) (4 )

I a Public Assist. 75 13,725 11 41 32 36 .5  - 3
m Subtotal 345 83,759 3 .2

7 LABOR (Deleted)

8A CtWEfCE £ Admin. Services 2 524 12 42 38 40 4
B ECCN. EGVEIGP. Business Loans 9 1,710 9 34 28 31 3
C ■ Housing Auth. 65 10,205 9 29 28 28 .5 2
D ■ Fishery 6 900 11 35 28 31 .5 3
E r Oil £ Gas Cons. 36 8,100 10 37 30 33 .5 3
r • Rower Authority 50 7,700 16 60 49 54.5 4
G • Insurance 6 1,350 11 38 36 37 3
H a Banking Secures. 8 1,520 12 46 37 41 .5 4
I • Occup. Licensg. 8 1,336 14 49 40 44 .5 4
J ■ Pub. U til. Caim. 47 8,178 11 41 36 38.5 3
X Heal Estate 7 960 12 42 32 37 3
L • Oil £ Gas Dev. 2 280 13 47 40 43 .5 4
M • Energy/Power 35 6,300 11 41 36 38.5 3
N Pipeline Cmrn. 8 1,806 13 47 40 43 .5 4
0 ■ Trans. OOBB. 43 7,052 11 40 35 37 .5 3
F ■ Ind.Dev. Auth. 25 .5,000 14 48 40 44 4

a Subtotal 357 62,943 3 .4
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Exhibit 4F

Division Compatibility with Consolidated Office Building Location

Pa ge 3 o f  3

Division

1985 Reqats

TOTALOCCURRENCES

COMPATIBILITY POINTS

Staff HSFHe. Department CONSULTANT STATE AVERAGE CROUPRANK"

9 HnjTWCf AFFRS. A ll Off.Space 123 17,280 14 52 45 48.5 4
Subtotal 128 17,210 4

i n NATURAL RESRCS. Mmin. Services 44 6,336 8 29 27 28 2
B • Res. i Develop. 98 10,388- 12 44 39 41.5 4
c ■ Geo Surveys 7ff 14,070 16 54 51 52.5 4
0 m Agriculture 4 1,212 17 63 50 56.5 4
E m Forest,Ld,Water 180 31,800 6 20 21 20.5 2
r m Min. i  Energy 70 11,060 11 35 27 31 3
G ■ Paries 138 28,290 13 i4 39 41.5 4
B • Tech. Services 192 34,176 14 49 41 45 4

a Subtotal 796 137,392 3 .4
U FISH AND GAME (Deleted)

12A PUBLIC SAFETY Fire Protection 16 2,720 10 33 30 31.5 • 3
. 3 -

13 UXN.DEV./TCURIS* (Deleted)

14A QWIRCN.CCNSEHV. Seafood i Anim. 6 950 12 43 37 40 4
B • So.Cent.Reg.Off 30 5,850 13 46 41 43 .5 4

• Subtotal 36 6,800 4

ISA acmwrnf tREGIONAL AFFRS. Admin. Services 6 1,122 13 44 36 40 4
B ■ Camunity Plan. 28 3,612 14 55 43 49 4
C ■ local Govt.Atst 20 2,540 12 43 .; 34 38.5 3
D ■ CEIA 15 1,755 12 3 9 " 33 36 3 •
E M Priv.Ind.Counc. 7 1,155 17 60 48 54 4
r ■ Dousing Asst. 19 4,446 12 42 36 39 3

■ Subtotal 95 14,730 3 .5

16 DOT/PF (Deleted) •
17 LEGIS.AFFAIRS (Deleted)
18 LEGIS.AUDIT (Deleted) ■
19 ecuk t  sysh m (Deleted)

T O T A L • 2,435 473,640
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3. S e l e c t i o n  of B u i l d i n g  O c c u p a n t s

A  m e e t i n g  was c o n d u c t e d  w i t h  the D O A  and r e p r e s e n t a t i v e s  
of e a c h  of the a g e n c i e s  to r e v i e w  the p r e l i m i n a r y  space 
r e q u i r e m e n t s  data base and to d i s c u s s  the a p p r o p r i a t e n e s s  
of o c c u p a n c y  of each a g e n c y  in the A n c h o r a g e  S t a t e  O f f i c e  
Building. I n f o r m a t i o n  p r o v i d e d  by the State d u r i n g  that 
m e e t i n g  i n d i c a t e d  t h a t  a few a d d i t i o n s  t o  and d e l e t i o n s  from 
the t o t a l  s p a c e  r e q u i r e m e n t s  d a t a  ba s e  w e r e  a p p r opriate.

a . S p a c e  R e q u i r e m e n t s  A d d e d  __________ __

Seven space r e q u i r e m e n t s  w e r e  a d d e d  to the d a t a  b a s e  as
p r e s e n t e d  in E x h i b i t  4B. T h e y  included:

1) G o v e r n o r ' s  O f f i c e . A  t o tal of 1,000 sq u a r e  feet 
was ada"ed to the space a l l o c a t e d  to the G o v e r n o r ' s  
Of f i c e  to p r o vide a local o f f i c e  for the G o v e r n o r  
and his i m m e d i a t e  staff for use w h i l e  c o n d u c t i n g  
b u s i n e s s  in Anc h o r a g e .

2) R e c o r d s  C e n t e r . A  n e e d  w a s  i d e n t i f i e d  for a r e c o r d s  
center t o  c o n s o l i d a t e  a g e n c y  m a t e r i a l  th a t  m u s t  be 
r e t a i n e d  in c l ose p r o x i m i t y  b u t  d i d  n o t  h a v e  to be 
l o c a t e d  d i r e c t l y  in ag e n c y  space. T h i s  s pace is 
c u r r e n t l y  a l l o c a t e d  to e a c h  of the a g e n c i e s  and no 
ad d i t i o n a l  space m u s t  be a d d e d  to the b u i l d i n g  
program. S pace will, however, be c o n s o l i d a t e d  in a 
r e c o r d s  center area —  p o s s i b l y  l o c a t e d  in a l ower 
or less c o s t l y  p o r t i o n  of t h e  building. A p p r o x i­
m a t e l y  5,000 N S F  w i l l  b e  provi d e d .

3) A l a s k a  R e n e w a b l e  R e s o u r c e s . T h i s  a g e n c y  is a co m -  ___
p o n e n t  of the D e p a r t m e n t  of R e v e n u e  a n d  wi l l  
a c c o m m o d a t e  a p p r o x i m a t e l y  20 p e r s o n n e l  in 2,500 NSF.

4) D i v i s i o n  of T o u r i s m . Th i s  c o m p o n e n t  w a s  a dded to 
the P r o j e c t  w i t h  an a l l o c a t i o n  of 1 ,000 NSF and
5 personnel.

5) D e p a r t m e n t  of 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 . The 
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  L a boratory, c u r r e n t l y  
l o c a t e d  in Douglas, is s c h e d u l e d  to r e l o c a t e  to 
A n c h o r a g e .  A  2,000 NSF s p ace a l l o c a t i o n  is m a d e  for 
t h i s  purpose. Its r e q u i r e m e n t s  a r e  c o m p a t i b l e  w i t h  
the b u i l d i n g  and c o n s o l i d a t i o n  w i t h  o t h e r  DEC 
c o m p o n e n t s  wi l l  be a d v a n t a g e o u s  in the future.

6) D O T / P F . D O T / P F  c u r r e n t l y  l e a s e s  a small a m o u n t  of 
of f i c e  space o u t s i d e  of the A v i a t i o n  b u i l d i n g  w h i c h  
is the p r i m a r y  f a c i l i t y  t h e y  o c c u p y  in Anc h o r a g e .  
C o n t i n u e d  fu t u r e  g r o w t h  and t h e  re c e n t  r e g i o n a l i z a t i o n  
p r o g r a m  a d o p t e d  by  D O T / P F  s u g g e s t s  that a d d i t i o n a l
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space m i g h t  be required. W h i l e  DOT/PF c u r r e n t l y "  
o c c u p i e s  all space in the A v i a t i o n  building, it was 
i n d i c a t e d  th a t  c e r t a i n  r e g i o n a l  c o m p o n e n t s  m a y  be 
a p p r o p r i a t e  to lo c a t e  in the A n c h o r a g e  State 
O f f i c e  B u i l d i n g  should t otal o f f i c e  space r e q u i r e­
men t s  in A n c h o r a g e  exceed the space a v a i l a b l e  in the 
A v i a t i o n  building. An a l l o c a t i o n  w a s  m a d e  to p r o v i d e  
5,500 N S F  for D O T / P F  to s u p p o r t  1985 n e e d s  of 45 
p e r s o n n e l .

7) L e g i s l a t i v e  A u d i t . An a l l o c a t i o n  of 2,000 N S F  w a s  
m a d e  to p r o v i d e  space for 15 L e g i s l a t i v e  A u d i t -"' 
personnel. T h i s  2,000 N S F  was not added to the data 
base p e n d i n g  f u r ther v e r i f i c a t i o n  w i t h  the L e g i s ­
lative A u d i t  division.

A  t otal of 12,000 N S F  was a d d e d  to the da t a  base to r e­
flect these increases.

S p ace R e q u i r e m e n t s  D e l e t e d

D i s c u s s i o n s  w i t h  the D O A  and the a g e n c i e s  i n d i c a t e d  t h e r e  
w e r e  c e r t a i n  c o m p o n e n t s  of the d e p a r t m e n t s  i n c l u d e d  in 
the da t a  b a s e  that could not b e n e f i t  fr o m  o c c u p a n c y  in 
the P r o j e c t  and sh o u l d  p r o b a b l y  n o t  be included. T h e s e  
are d i s c u s s e d  below.

1) Pub l i c  D e f e n d e r . The Public D e f e n d e r  has a p r i m a r y
a d j a c e n c y  r e l a t i o n s h i p  c e n t e r e d  a r o u n d  c o u r t h o u s e  
activities. It is a c k n o w l e d g e d  that the c o u r t  system 
is c u r r e n t l y  c o n t e m p l a t i n g  an e x p a n s i o n  of the 
c o u r t h o u s e  and c o uld p r o v i d e  space to a c c o m m o d a t e
the Pub l i c  Defender. Public D e f e n d e r  space require-r__
m e n t s  of 6,240 NSF w e r e  d e l e t e d  f r o m  the da t a  base.

2) D a t a  P r o c e s s i n g . This a d m i n i s t r a t i v e  un i t  w a s  ex-
cl u d e d  fr o m  t h e  b u i l d i n g  p r o g r a m  b e c a u s e  n e w  space 
w i l l  be p r o v i d e d  to s u p port D a t a  P r o c e s s i n g  a c t i v i­
ties  w i t h i n  the ve r y  n e a r  fu t u r e  and l o n g  t e r m  
r e q u i r e m e n t s  for Da t a  P r o c e s s i n g  w i l l  be satisfied.
A  t o t a l  of 11,690 NSF w a s  d e l e t e d  fr o m  t h e  d a t a  base.

3) D e p a r t m e n t  o f  L a w . S p a c e  r e q u i r e m e n t s  t o t a l i n g
26,901 NSF w e r e  d e l e t e d  f r o m  t h e  d a t a  base. A l t h o u g h
it is r e c o g n i z e d  that the c i vil c o m p o n e n t  of the 
D e p a r t m e n t  of L a w  m a y  we l l  be c o m p a t i b l e  w i t h  a 
l o c a t i o n  in the Project, it w a s  i n d i c a t e d  th a t  this 
w o u l d  n o t  be necessary. T h e  D e p a r t m e n t  of  L a w  m a y  
h a v e  a m o r e  p r i m a r y  and m e a n i n g f u l  a d j a c e n c y  r e l a t i o n­
ship w i t h  a c t i v i t i e s  c e n t e r i n g  ar o u n d  the c o u r t h o u s e  
and the L a w  Library.

4) V o c a t i o n a l  R e h a b i l i t a t i o n . T h i s  p a r t  of the D e p a r t -
m e n t  of E d u c a t i o n  req u i r e s  21,341 NSF. It was
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de l e t e d  from the d a t a  base b e c a u s e  V o c a t i o n a l  
R e h a b i l i t a t i o n  has r e c e n t l y  been p r o v i d e d  w i t h  
q u i t e  a p p r o p r i a t e  f a c i l i t i e s  located in a g e o g r a p -  
ical area t h a t  w a s  selected b e c a u s e  it is at the 
c e n t r o i d  of the c l i e n t e l e  it serves and a long term 
lease is in effect.

5) L i b r a r i e s  and M u s e u m s . The 13,900 N S F  l i b r a r y  and 
m u s e u m  u n i t  is d e l e t e d  from the d a t a  b a s e  b e c a u s e  
it is e s s e n t i a l l y  a "mail order" and storage 
f a c i l i t y  h a v i n g  m i n i m a l  pu b l i c  c o n t a c t  le v e l s  and 
r e q u i r e s  s i g n i f i c a n t  storage areas. Its c u r r e n t  
space, \ h i l e  p o s s i b l y  less th a n  a p p r o priate, is 
r e a s o n a b l y  w e l l  located.

6) P u b l i c  B r o a d c a s t i n g  Coimnission. The PBC, r e q u i r i n g  
2,880 NSF, is d e l e t e d  from the d a t a  ba s e  b e c a u s e  
this g r o u p  is s c h e d u l e d  to r e l o c a t e  to J u n e a u  in the 
n e a r  future.

7) C o r r e c t i o n s  C e n t e r . Th i s  p a r t  of the D e p a r t m e n t  of 
H e a l t h  and S o c i a l S e r v i c e s  is d e l e t e d  from the da t a  
base b e c a u s e  it is a t r a i n i n g  c e n t e r  for the 
D e p a r t m e n t  of C o r r e c t i o n s  and has m a n y  r e q u i r e m e n t s  
n ot c o m p a t i b l e  w i t h  an o f f i c e  building. This 
r e d u c e s  the p r o g r a m  b y  10,000 NSF.

8) L a b o r a t o r i e s  and C l i n i c s . The D e p a r t m e n t  of H e a l t h  
and Social Services' i ncludes a n u m b e r  of c l i n i c s  
and l a b o r a t o r i e s  w h i c h  are som e w h a t  special p u r p o s e  
in n a t ure. A l t h o u g h  t h e  c l i n i c s  o f t e n  ha v e  a 
r e l a t i v e l y  h i g h  d e g r e e  of p u b l i c  contact, t h e y  w o u l d  
not n e c e s s a r i l y  b e n e f i t  f r o m  a f u n c t i o n a l  and opera- 
ti o n a l  p o i n t  of v i e w  by  c o n s o l i d a t i n g  w i t h  g e n eral 
g o v e r n m e n t  a g e n c i e s  o c c u p y i n g  o f f i c e  space. These 
a r e a s  i n c l u d e  the F a m i l y  and Y o u t h  C l i n i c a l  P r o g r a m  
(18,431 NSF), t h e  P u b l i c  H e a l t h  C l i n i c  (3,568 NSF), 
the P u b l i c  H e a l t h  L a b o r a t o r i e s  (17,136 NSF), and 
the P u b l i c  A s s i s t a n c e  C o m p o n e n t  (13,725 NSF). Total 
l a b o r a t o r y  and c l i n i c  space d e l e t e d  f r o m  the p r o g r a m  
from t h e  D e p a r t m e n t  of H e a l t h  and Social S e r v i c e s  
t o t a l s  52,860 NSF.



G. Building Support Space Requirements

A  n u m b e r  of c o m m o n  use spaces wi l l  be in c l u d e d  in the b u i l d i n g  
program. T h e s e  fac i l i t i e s  are g e n e r a l l y  uti l i z e d  by  a n u m b e r  of 
a g e n c i e s  w h o  are v e r y  pu b l i c  oriented. T h e y  include:

1. T r a i n i n g  C e n t e r / M e d i a  R o o m . A  m u l t i - p u r p o s e  t r a i n i n g  c e n t e r  
that i n cludes e x t e n s i v e  a u d i o - v i s u a l  c a p a b i l i t y  w i l l  be 
provided. Th i s  r o o m  w i l l  be a l l o c a t e d  a p p r o x i m a t e l y  1,500 
NSF a n d  wi l l  be p r o v i d e d  w i t h  fl e x i b l e  seating. T h i s  
facility w i l l  n o t  r e q u i r e  a sloped floor.

2. P u b l i c  I n f o r m a t i o n  C e n t e r . A p p r o x i m a t e l y  2,000 NSF wi l l  
be provided. This will p r o v i d e  f l exible use space for a 
n u m b e r  of a g e n c i e s  who might, from time to time, d i s s e m i n a t e  
information, issue licenses, p r o cess p e r m i t s  and a c c e p t  
fees and r e g i s t rations. It w i l l  be l o c ated on  the g r o u n d  
level in a v e r y  pu b l i c  location.

3. V i s i t o r s  C e n t e r / D i s p l a y . A  6,000 NSF space a l l o c a t i o n  is 
m a d e  for a v i s i t o r  and i n f o r m a t i o n  center. V a r i o u s  e x h i b i t s  
wi l l  be i n c l u d e d  as w e l l  as an i n f o r m a t i o n  booth.

4. C e n t r a l  S u p p o r t  S e r v i c e s . A  cent r a l  mail, r e p r o d u c t i o n ,  and 
a  b u i l d i n g  su p p l y  r o o m  m a y  be provided. C e n t r a l  s u p port 
s e rvices a r e a  r e q u i r e m e n t s  w e r e  g e n e r a l l y  i n c l u d e d  in the 
space a l l o c a t e d  to the G e n e r a l  S e r v i c e s  c o m p o n e n t  of DOA
or to ea c h  d e p a r t m e n t .  N o  add i t i o n a l  s p a c e  a l l o c a t i o n  is 
n e c e s s a r y  as c e n t r a l i z a t i o n  sh o u l d  r e d u c e  o v e r a l l  space 
n e e d s . r * *

5. R e s o u r c e  C e n t e r . A  t e c h n i c a l  r e s o u r c e  and i n f o r m a t i o n  
c e n t e r  is p r o v i d e d  to s u p p o r t  p r o f e s s i o n a l  per s o n n e l .  
R e f e r e n c e  m a t e r i a l  t h a t  m u s t  be a v a i l a b l e  t o  s u p p o r t  all 
a g e n c i e s  w i l l  be a s s e m b l e d  in a c e n t r a l  location. No 
a d d i t i o n a l  space is r e q u i r e d  as space a l l o c a t i o n s  have 
c u r r e n t l y  be e n  m a d e  in e a c h  a g e n c y  to a c c o m m o d a t e  these 
needs.

6. C a f e t e r i a . To support an initial bu i l d i n g  p o p u l a t i o n  of 
a p p r o x i m a t e l y  1,800 p e r sonnel, it w a s  c a l c u l a t e d  that an 
a l l o c a t i o n  of 12,600 N S F  w o u l d  be r e q u i r e d  to p r o v i d e  food 
services o n  the b a s i s  of an a l l o c a t i o n  of 7 N S F  per b u i l d i n g  
occupant. The c a f e t e r i a  w i l l  be o p e r a t e d  as a c o n c e s s i o n  and 
no c osts of o p e r a t i o n  w o u l d  be the r e s p o n s i b i l i t y  o f  the 
State.

7. D a y  C a r e  C e n t e r. E x t e n s i v e  i n t e r e s t  has b e e n  e x p r e s s e d  to 
pr o v i d e  a chi 13' d a y  care center. It is e n v i s i o n e d  that the 
day ca r e  center will be le a s e d  to and o p e r a t e d  b y  p r i v a t e  
industry. The l e ase to the o p e r a t o r  m a y  be on f a v o r a b l e  
terms and c o n d i t i o n s  t h a t  w o u l d  a l l o w  the o p e r a t o r  to
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p r o v i d e  c o m p e t i t i v e l y  p r i c e d  s e r v i c e s  to S t ate employees. 
A l t h o u g h  f u r t h e r  study is n e e d e d  to v e r i f y  space r e q u i r e­
me n t s  to s u p port a n t i c i p a t e d  u t i l i z a t i o n  levels, an initial 
space a l l o c a t i o n  of 3,000 NSF is made. F u r t h e r  m a r k e t i n g  
s t u dies will v e r i f y  th i s  space allocation.

S. H e a r i n g  R o o m s . A n  a l l o c a t i o n  of 2,000 N S F  is m a d e  to p r o­
vi d e  t w o  h e a r i n g  rooms. O n e  r o o m  w o u l d  be a l l o c a t e d  1,300 
N S F  —  the o t h e r  700 NSF. The two h e a r i n g  rooms, p o s s i b l y  
u t i l i z i n g  sh a r e d  a u d i o - v i s u a l  and s t o rage areas, should be 
s u f f i c i e n t  to a c c o m m o d a t e  the n e e d s  of the r e g u l a t o r y  
bo d i e s  w h o  wi l l  o c c u p y  the building.

9. F i t n e s s  R o o m . A  f i t ness r o o m  w i l l  be p r o v i d e d  on a basis 
similar to the d a y  c a r e  center. It w i l l  be o p e r a t e d  by  
p r i v a t e  industry. T h e  1-500 N S F  p r o v i d e d  for the f i t n e s s  
r o o m  i n c l u d e s  e x e r c i s e  areas, lockers, and s u p port f a c i l i­
ties.

10. C o m m e r c i a l  S p a c e . A n  a l l o w a n c e  of 7,000 N S F  is p r o v i d e d
for a d d i t i o n a l  c o m m e r c i a l  sp a c e s  th a t  could s u p port the n e e d s  
of p e r s o n n e l  w h o  wi l l  w o r k  in the b u i l d i n g  a n d  visitors.
Th i s  7,000 NSF m i g h t  b e  leased by  a c r e d i t  union, a small 
b r a n c h  bank, small s p e c i a l t y  shops c a t e r i n g  to visitors, 
a f l o w e r  shop, a b a r b e r  shop, b o o k  a n d / o r  m a g a z i n e  store, 
c i g a r  and c a n d y  store, and a n e w s p a p e r  stand. Some c o m b i­
nat i o n  of t h e s e  c o m m e r c i a l  a c t i v i t i e s  m i g h t  b e  a t t r a c t e d  
to the p r oject. A d d i t i o n a l  s p ace m a y  be a p p r o p r i a t e l y  
a l l o c a t e d  t o  a s p e c i a l t y  r e s t a u r a n t  w h i c h  m i g h t  have e x t e n d e d  
h o urs o r  a v a i l a b l e  to s u p p o r t  i n c r e a s e d  d e m a n d s  of the day 
c a r e  c e n t e r  o r  the f i t n e s s  room. F u r t h e r  m a r k e t  r e s e a r c h  
s t u dies should be c o n d u c t e d  to c o n f i r m  and p o s s i b l y  in c r e a s e  
t h i s  space allocation.

11. B u i l d i n g  M a i n t e n a n c e . B u i l d i n g  s u p port space r e q u i r e m e n t s  
are s u m m a r i z e d  in E x h i b i t  4G. A n  a l l o w a n c e  o f -4,400 N S F  
is m a d e  for b u i l d i n g  s e r v i c e s  and m a i n t e n a n c e  areas, a 
s e c u r i t y  and fire c o n t r o l  room, t r a s h  storage, b u i l d i n g  
mat e r i a l s ,  a m a i n t e n a n c e  shop, f u r n i t u r e  storage a n d  the 
"office of the b u i l d i n g " .
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Exhibit 4G 
Support Space Requirements

S PACE C L A S S I F I C A T I O N NSF
A L L O C A T E D

1. T r a i n i n g  C e n t e r / M e d i a  Ro o m 1,500

2. Pu b l i c  I n f o r m a t i o n  C e n t e r 2,000

3. V i s i t o r  C e n t e r / D i s p l a y 6,000

4. C e n t r a l  S u p p o r t  S e r v i c e s  
(included in D O A  space)

-

5. R e s o u r c e  C e n t e r
(included in a g e n c y  data)

-

6. C a f e t e r i a 12,600

7. D a y  C a r e  C e n t e r 3,000

8. H e a r i n g  Rooms 2,000

9. F i t n e s s  Ro o m 1,500

10. C o m m e r c i a l  S p ace 7,000

11. B u i l d i n g  M a i n t e n a n c e 4,400

T O T A L  S U P P O R T  SPACE 40,000
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H. B u i l d i n g  O c c u p a n c y  P r o f i l e  O p t i o n s

The p r o c e s s  just d e s c r i b e d  r e s u l t e d  in d e v e l o p i n g  t h ree a l t e r n a t i v e  
o c c u p a n c y  p r o f i l e s  for the Project. E a c h  o p t i o n  i d e n t i f i e d  the 
d e p a r t m e n t s  and d i v i s i o n s  t h a t  w o u l d  i n i t i a l l y  o c c u p y  the P r o j e c t  
a long w i t h  n u m e r o u s  special a r e a s  and b u i l d i n g  supp o r t  services. 
U t i l i z i n g  the data a s s e m b l e d  d u r i n g  t h e  i n t e r v i e w  p r o c e s s  and the 
p r o j e c t i o n  of future staff a n d  space r e q u i r e m e n t s  for those 
i n c l u d e d  d e p a r t m e n t s  and d i v isions, the t h r e e  o p t i o n s  p r e s e n t e d  in 
E x h i b i t  4H w e r e  developed.

Opt i o n  I p r o v i d e s  a f a c i l i t y  t h a t  supports all d e p a r t m e n t s  and 
d i v i s i o n s  r e m a i n i n g  in the s t u d y  g r o u p  a f ter d e l e t i n g  t h o s e  w i t h  
p a r t i c u l a r l y  s i g n i f i c a n t  special a reas or s p e cial a d j a c e n c y  r e l a­
tion s h i p s  th a t  are i n c o m p a t i b l e  w i t h  a c o n s o l i d a t e d  o f f i c e  e n v i r o n­
ment. T h e s e  c o n s i d e r a t i o n s  w e r e  d i s c u s s e d  in the p r i o r  s e c t i o n  of 
th i s  chapter. Initial r e q u i r e m e n t s  r e f l e c t i n g  the d a t a  base 
p r e s e n t e d  in E x h i b i t  4B i n d i c a t e  a ne e d  for 375,552 NSF of a g e n c y  
space and 40,000 N S F  of s p e cial s u p p o r t  and c o m m e r c i a l  space. The 
r e s u l t i n g  init i a l  P r o j e c t  of 4 1 5 ,552 NSF w o u l d  r e q u i r e  the d e v e l o p­
me n t  of a b u i l d i n g  of a p p r o x i m a t e l y  4 8 8 ,000 G S F  to s u p p o r t  o c c u p a n c y  
by 2,000 personnel.

L o n g  r a n g e  g r o w t h  r e q u i r e m e n t s  a r e  a c c o m m o d a t e d  in O p t i o n  I b y  the 
fu t u r e  p r o v i s i o n  of 620, 0 0 0  N S F  (732,000 GSF) t o  support o c c u p a n c y  
b y  3,200 personnel.

O p t i o n  II b e g i n s  to re d u c e  the scale of the P r o j e c t  by  d e l e t i n g  
l a b o r a t o r i e s  and c l i nics a s s i g n e d  to the H e a l t h  and Social S e rvices 
D e p a r t m e n t  and the D e p a r t m e n t  of M i l i t a r y  A f f a i r s  w h i c h  d o e s  not 
h a v e  a s i g n i f i c a n t  level of i n t e r a c t i o n  w i t h  o t h e r  S t ate g o v e r n m e n t  
d e p a r t m e n t s  or  divisions. M i l i t a r y  A ffairs, p r o b a b l y  m o r e  t h a n  any 
o t h e r  d e p a r t m e n t  or division, c o u l d  b e  v i e w e d  as s o m e w h a t  " i nde­
pendent" and w o u l d  not b e n e f i t  s i g n i f i c a n t l y  b y  l o c a t i n g  in a 
f a c i l i t y  w i t h  o ther g e n eral g o v e r n m e n t  services.

O p t i o n  II initial r e q u i r e m e n t s  t o t a l  322,548 N S F  to s u p port a p p r o x­
ima t e l y  1,800 personnel. A n  a d d i t i o n a l  a l l o w a n c e  of 40,000 N S F  is
m a d e  for s u p p o r t  a reas as in O p t i o n  I. Th i s  e q u a t e s  to a b u i l d i n g
of 4 2 6 ,000 GSF. Long r a n g e  e x p a n s i o n  is a c c o m m o d a t e d  by a l l o w i n g  
a g e n c i e s  a n d  total space r e q u i r e m e n t s  to increase, as in o t h e r  
options, b y  a p p r o x i m a t e l y  50% over initial requir e m e n t s .  Th i s  
re s u l t s  in 1995 n e e d s  for 5 4 0 ,000 NSF to s u p p o r t  2,800 p e r s o n n e l  
in a b u i l d i n g  o f  639,000 GSF.

O p t i o n  III f u r t h e r  r e d u c e s  t h e  i n i t i a l  o c c u p a n t s  to t h e  m a x i m u m  
d e g r e e  p o s s i b l e  w h i l e  still m a i n t a i n i n g  c o n s i s t e n c y  w i t h  t h e  
c r i t e r i a  to c o n s o l i d a t e  s c a t t e r e d  le a s e s  t h r o u g h o u t  t h e  A n c h o r a g e  
area.. T h e  en t i r e  D e p a r t m e n t  of N a t u r a l  R e s o u r c e s  is d e l e t e d  in
O p t i o n  III m a i n l y  b e c a u s e  of its size and b e c a u s e  it c o u l d  p r o b a b l y
be r e a s o n a b l y  s e l f - c o n t a i n e d  if all d i v i s i o n s  w e r e  c o n s o l i d a t e d  in 
a n o t h e r  location, not n e c e s s a r i l y  w i t h  o t h e r  s m a l l e r  d e p a r t m e n t s  
or divisions. This is n o t  to  suggest, however, that the D e p a r t m e n t  
of N a t u r a l  R e s o u r c e s  and S t a t e  g o v e r n m e n t  in g e n e r a l  w o u l d  n o t
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b e n e f i t  b y  c o - l o c a t i n g  in a c o m m o n  facility, but simply r e c o g n i z e s  
t h a t  the S t a t e  m a y  w i s h  to d e v e l o p  a f a c i l i t y  t h a t  is s m a ller in 
scale than w o u l d  o t h e r w i s e  be r e q u i r e d  if the D e p a r t m e n t  of 
N a t u r a l  R e s o u r c e s  was i n c l u d e d  in the Project.

I n i t i a l  r e q u i r e m e n t s  to s u p port O p t i o n  III ind i c a t e  a ne e d  for 
2 2 5 , 1 5 C N S F  i n c l u d i n g  s p e cial areas. Th i s  w o u l d  r e q u i r e  the 
c o n s t r u c t i o n  of a b u i l d i n g  of 365,000 G S F  to support a p p r o x i m a t e l y
1.000 S tate g o v e r n m e n t  w o rkers. L o n g  r a n g e  e x p a n s i o n  w o u l d  entail 
t he future d e v e l o p m e n t  of u p w a r d s  of 3 9 3 ,500 GSF to support 1,600 
p ersonnel.

F o r  all t h ree o p t i o n s  shown in E x h i b i t  4H, a two level b e l o w  g r a d e  
p a r k i n g  f a c i l i t y  p r o v i d i n g  u p w a r d s  of 1 ,000 p a r k i n g  spaces is 
r e c o m mended. T h i s  w o u l d  entail the c o n s t r u c t i o n  of a p p r o x i m a t e l y
34 0 .000 GSF of p a r k i n g  area.

R e v i e w  and S e l e c t i o n  b y  the S t ate

The three o p t i o n s  w e r e  p r e s e n t e d  to t h e  D O A  and a n u m b e r  of o ther 
d e p a r t m e n t s  for r e v i e w  and d i s c u s s i o n .  It w a s  felt th a t  the 
d e l e t i o n  o f  clinics, l a b o r a t o r i e s ,  a n d  the D e p a r t m e n t  of M i l i t a r y  
A f f a i r s  (to c o i n c i d e  w i t h  O p t i o n  II) g e n e r a l l y  f o l l o w e d  the int e n t  
o f  the l e g i s l a t u r e  in r e q u e s t i n g  the c o n s o l i d a t i o n  of d e p a r t m e n t s  
c u r r e n t l y  in l ease space t h r o u g h o u t  the A n c h o r a g e  area. The 
d e l e t i o n  of a d d i t i o n a l  d e p a r t m e n t s ,  i n c l u d i n g  the D e p a r t m e n t  of 
N a t u r a l  R e s o u r c e s  as in O p t i o n  III, w a s  n o t  v i e w e d  as c o m p a t i b l e  
w i t h  the l e g i s l a t i v e  intent. Thus, the S t a t e  se l e c t e d  O p t i o n  II 
as d e p i c t e d  in E x h i b i t  4H as the b a s i s  for si z i n g  the P r o j e c t  and 
f o r m i n g  a b u i l d i n g  d e s i g n  program.

C o n v e r s i o n  fr o m  N e t  to G r o s s  S q u a r e  F e e t

A d d i n g  the 322,548 N S F  a s s i g n e d  to t h ose a g e n c i e s  t h a t  w i l l  initi a l l y  
o c c u p y  the P r o j e c t  and the 40, 0 0 0  N S F  a l l o c a t e d  to special support 
a r e a s  i n d i c a t e s  that P h a s e  I o f  the P r o j e c t  w o u l d  r e q u i r e  a p p r o x i­
m a t e l y  362,548 NSF.

A n  a l l o c a t i o n  o f  15% is p r o v i d e d  f o r  v e r t i c a l  transit, restroom, 
m e c h a n i c a l ,  and s t r u c t u r a l  spaces. D i v i d i n g  the 362,548 N S F  by 
the b u i l d i n g  e f f i c i e n c y  of 85% i n d i c a t e s  a n e e d  for 426,000 GSF 
of space e x c l u d i n g  parking.

P a r k i n g  R e c o m m e n d a t i o n s

F u r t h e r  d e v e l o p m e n t  c ' a l t e r n a t i v e  d e s i g n  c o n c e p t s  should te s t  the 
c o s t s  a s s o c i a t e d  w i t h  p r o v i d i n g  1,000 p a r k i n g  spaces b y  d e v e l o p i n g  
t h e  full two b l o c k  site w i t h  t w o  le v e l s  b e l o w  g r a d e  a n d  a l t e r n a t i v e s  
t h a t  m a y  e m p l o y  t h r e e  or m o r e  levels, if p o s s i b l e ,  o v e r  a smaller 
area.

A  two level b e l o w - g r a d e  s t r u c t u r e  w o u l d  p r o v i d e  a m i n i m u m  of 1,000 
spaces and w o u l d  r e q u i r e  the a l l o c a t i o n  of  a p p r o x i m a t e l y  3 4 0 ,000 GSF.
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Exhibit 4H
Building Occupancy Profile

NO. D E P A R T M E N T
SPACE R E Q U I R E M E N T S  IN 1985 (NSF)

0 OP T I O N  I OPT I O N  II O P T I O N  III

r

«

r

[

i\

1
2
3
4
5
6
7
8 
9

10
11
12
13
14
15
16
17
18

Office of G o v e r n o r  
A d m i n i s t r a t i o n  
L a w  (Deleted)
Revenue
Ed u c a t i o n
Health & Social Se r v i c e s  
L a b o r  (Deleted)
Co m m e r c e  & Econ. Dev. 
M i l i t a r y  A f f a i r s  
Natural Resou r c e s  
F i s h  and Game (Deleted) 
Public S a f e t y  
E n v i r o n m e n t a l  Cons.
Comm, fit Reg. A f f a i r s  
DOT/PF
L e g i s l a t i v e  Aff. (Deleted) 
L e g i s l a t i v e  A u d i t  
C ourt Sys t e m  (Deleted)

10,640
14,205

0
37,375
6,344

56,623
0

63,943
17,280

137,392
0

2,720
8,800

14,730
5,500

0
(2,000)

0

10,640
14,205

0
37,375
6,344

20,899
0

63,943
0

137,392
0

2,720
8,800

14,730
5,500

0
(2,000)

0

10,640
14,205

0
37,375
6,344

20,899
0

63,943
0
0
0

2,720
8,800

14,730
5,500

0
(2,000)

0

.
Subtotal A g e n c y  Space 375,552 322,548 185,156

i  .
P l u s  B u i l d i n g  S u p port Space 40,000 40,000 40,000

f
- iI

*
415,552 N S F 362,548 NSF 225,156 N S F

1985 Bu i l d i n g  P o p u l a t i o n 2,000 1,800 1,000

G r o s s  Square F e e t  (85% ef f i c -  
ency) w i t h o u t  P a r k i n g 488,000 GSF 426,000 GSF 36 5 ,000 GSF

• '
1995 N e t  Sq u a r e  Fe e t 620,000 N S F 540,000 NSF 335,000 N S F

• 1995 G r o s s  Sq u a r e  F e e t 7 3 2 ,000 GSF 639,000 GSF 3 9 3 ,500 GSF

i 1995 B uilding P o p u l a t i o n 3,200 2,800 1,600

P a r k i n g  B e l o w  G r a d e  In A l l  Schemes:

1 L e vel = 5 0 0 — 550 Spaces =  170,000 G r o s s  Squ a r e  F e e t
2 L e v e l s  = 1,000 Sp a c e s  =  340,000 G r o s s  Square Fe e t

-59-



I. Lo n g  Range E x p a n s i o n

-Projections d e v e l o p e d  b y  the d e p a r t m e n t s  and d i v i s i o n s  i n d i c a t e  an 
a p p r o x i m a t e  30% increase in space r e q u i r e m e n t s  or a further c o n s o l­
idat i o n  of  age n c i e s  o v e r  th^ ten ye a r  timef r a m e  from initial 
o c c u p a n c y  in 1985 t h r o u g h  iy95. To p r o v i d e  the f l e x i b i l i t y  to 
su p port this e x p a n s i o n  w i t h o u t  n e c e s s i t a t i n g  initial a d d i t i o n a l  
c o n s t r u c t i o n  or  pre-inv e s t m e n t ,  it is r e c o m m e n d e d  that b u i l d i n g  c o n­
fig u r a t i o n s  and site p l a n n i n g  should a c c o m m o d a t e  a 50% e x p a n s i o n  of 
the i n i t i a l  o c c u p a n c y  program. T h i s  w o u l d  indicate a need to 
d e v e l o p  an a d d i t i o n a l  200,000 to 2 5 0 ,000 GSF in a P h ase II e x p a n s i o n  
to c o m p l e t e  the initial two b l ock d e v e l o p m e n t  and p r o v i d e  a p p r o x i­
m a t e l y  540,000 NSF.

B e y o n d  p r o v i d i n g  a P hase II m i n i m u m  e x p a n s i o n  level of 639,000 GSF, 
even further long range e x p a n s i o n  m a y  be a c c o m m o d a t e d  by a P hase III 
d e v e l o p m e n t  that w o u l d  u t i l i z e  a third c o n t i g u o u s  block. Des i g n  and 
l o n g ' r a n g e  p l a n n i n g  con c e p t s  should be d e v e l o p e d  that w o u l d  a c c o m m o­
date an a d d i t i o n a l  30% long term g r o w t h  b e y o n d  Phase II expansion. 
T h i s  e x p a n s i o n  w o u l d  entail the d e v e l o p m e n t  of up to 250,000 G S F  by 
u t i l i z i n g  a t hird a d j a c e n t  b l ock th a t  mu s t  be a v a i l a b l e  by  that time

J. Im p a c t  of C a p i t a l  R e l o c a t i o n

C o n c e r n  has- b e e n  e x p r e s s e d  t h a t  the d e t e r m i n a t i o n  of f u t u r e  p e r s o n­
nel and space r e q u i r e m e n t s  for Stat :• g o v e r n m e n t  d e p a r t m e n t s  and 
d i v i s i o n s  in A n c h o r a g e  h a s  some d e p 1 n d e n c e  on  the u l t i m a t e  loc a t i o n  
o f  the-State--Capital. Obviously, it is n o t  r e a s o n a b l e  to consoli-' 
d a t e  l e a s e  space and d e v e l o p  a large A n c h o r a g e  S t ate O f f i c e  B u i l d i n g  
if a._significant n u m b e r  o f  S t a t e  e m p l o y e e s  w o u l d  s u b s e q u e n t l y  be 
t r a n s f e r r e d  to W i l l o w  w i t h  a C a p i t a l  r e l o c a t i o n  program.

A s  a — r e s u l t - o f  the c u r r e n t  study, p r e v i o u s  p r o j e c t s " c o m p l e t e d  f o r - - 
t he S t a t e  by  the Consul t a n t ,  and a f t e r  d i s c u s s i o n s  w i t h  the DOA, 
it is the C o n s u l t a n t ' s  o p i n i o n  th a t  a r e l o c a t i o n  of t h e  Capi t a l
f r o m - J u n e a u - t o  W i l l o w  w o u l d  p r o b a b l y  h a v e  o n l y  a m o d e s t  impact o n ---
St a t e  g o v e r n m e n t  e m p l o y m e n t  levels in A n c h o r a g e .  A  f e w  of the 
d e p a r t m e n t s  and d i v i s i o n s  have, in fact, i n d i c a t e d  th a t  S t ate 
g o v e r n m e n t  e m p l o y m e n t  in A n c h o r a g e  m i g h t  i n c r e a s e  sli g h t l y  as a 
r e s u l t  of the C a p i t a l  relocation. Th i s  w o u l d  be in r e s p o n s e  to a 
r e - a l i g n m e n t  of p o s i t i o n s  b e t w e e n  c e n t r a l  and reg i o n a l  g o v e r n m e n t  
a c t i v i t i e s  and to imple m e n t  a r e g i o n a l  g o v e r n m e n t  p r e s e n c e  in 
A n c h o r a g e .

Origi n a l l y ,  as i n d i c a t e d  in C h a p t e r  IV, o n l y  a p p r o x i m a t e l y  83% of 
the p e r s o n n e l  c u r r e n t l y  l o c a t e d  in lease s p ace t h r o u g h o u t  the 
A n c h o r a g e  a r e a  w e r e  i n c l u d e d  in  the s t udy g r o u p  (about 1,900 out of 
a t o t a l  of 2,300 employees). A s  a r e s u l t  of d e l e t i n g  a f e w  d e p a r t­
ments, d i v isions, and c e r t a i n  g r o u p s  w i t h  special areas, the 
c u r r e n t  space p r o g r a m  as r e f l e c t e d  in t h e  r e c o m m e n d e d  o c c u p a n c y  
p r o f i l e  (Option II) p r o v i d e s  a c c o m m o d a t i o n s  for a p p r o x i m a t e l y



1,800 p e r s o n n e l  in the Project. This r e p r e s e n t s  a p p r o x i m a t e l y  78% 
of the c u r r e n t  State g o v e r n m e n t  e m p l o y m e n t  level o c c u p y i n g  lease 
space in A n c horage.

By the time the f a c i l i t y  is a v a i l a b l e  for o c c u p a n c y  in 1984, it is 
l i k e l y  that staff levels will have i n c r e a s e d  so m e w h a t  and the 
P r o ject will then p r o b a b l y  a c c o m m o d a t e  s l i g h t l y  less than 70% of 
all p e r s o n n e l  that w o u l d  o t h e r w i s e  be in l e a s e d  space in the 
A n c h o r a g e  area. Thus, it is b e l i e v e d  th a t  the r e l a t i v e l y  m o d e s t  
poten t i a l  im p a c t  of r e d u c e d  S t a t e  g o v e r n m e n t  e m p l o y m e n t  levels in 
the A n c h o r a g e  ar e a  as a re s u l t  of r e l o c a t i n g  the C a p ital w i l l  have 
no im p a c t  on the ne e d  for the space th a t  is d e v e l o p e d  in the n e w  
A n c h o r a g e  S t ate O f f i c e  Building.

F o l l o w i n g  is a d i s c u s s i o n  of t h o s e  f e w  i m p acts that w e r e  ide n t i f i e d  
by t h e  v a r i o u s  d e p a r t m e n t s  and d i v i s i o n s  d u r i n g  this study.

• 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

General S e r v i c e s  and S u p p l y  Div i s i o n

M o s t  p o s i t i o n s  n o w  l o c ated in A n c h o r a g e  c o u l d  p r o b a b l y  r e l o­
cate t o  a n e w  C a p i t a l  C i t y  in W i l l o w  but the d e p a r t m e n t  
i n d i c a t e d  t h e r e  w o u l d  be n o  c o m p e l l i n g  r e a s o n  to d o  so. For 
1985, t h i s  w o u l d  i n c l u d e  up to 48 p e r s o n n e l  o c c u p y i n g  9,024 
N S F .

• D e p a r t m e n t  of H e a l t h  and Social S ervices 

A d u l t  C o r r e c t i o n s  D i v i s i o n

Some a d m i n i s t r a t i v e  p e r s o n n e l  c ould p o s s i b l y  c o n s o l i d a t e  w i t h  
t h ose c u r r e n t l y  l o c a t e d  in J u n e a u  into c o m m o n  q u a r t e r s  in the 
n e w  C a p i t a l  City. No e s t i m a t e  of the n u m b e r  of p e r s o n n e l  
i nv o l v e d  w a s  indicated.

• D e p a r t m e n t  of H e a l t h  and Soc i a l  Ser v i c e s  

A l c o h o l i s m  and D r u g  A b u s e  D i v i s i o n

M o s t  or all of the A n c h o r a g e  staff c o u l d  c o n s o l i d a t e  w i t h  
those fr o m  J u n e a u  in t o  a co m m o n  f a c i l i t y  in the n e w  C a p i t a l  
City. F o r  1985, th i s  c o u l d  p o s s i b l y  r e s u l t  in the r e l o c a t i o n  
from A n c h o r a g e  of 10 p e r s o n n e l  o c c u p y i n g  1,250 NSF.

• D e p a r t m e n t  o f  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

B a n k i n g  Securities, C o r p o r a t i o n s  and Small L o a n s  D i v i s i o n

The 17 c e n t r a l i z e d  staff p o s i t i o n s  c u r r e n t l y  loca t e d  in 
J u n e a u  w o u l d  m o s t  l i k e l y  r e l o c a t e  to A n c h o r a g e  as th i s  is 
w h e r e  m o s t  b a n k s  and c o r p o r a t i o n s  are located. T h e s e  17 
p o s i t i o n s  c o u l d  r e q u i r e  t h a t  u p w a r d s  of 3,400 N S F  be a d ded
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to the A n c h o r a g e  space inventory. R e gional r e p r e s e n t a t i o n  
in c o m m u n i t i e s  w o u l d  be unaffected.

• D e p a r t m e n t  of 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  

Local G o v e r n m e n t  A s s i s t a n c e  Di v i s i o n

This d i v i s i o n  p r o v i d e s  statewide services and c o uld p o s s i b l y  
r e l o c a t e  to the n e w  C a p i t a l  C i t y  if p u b l i c  t r a n s p o r t a t i o n  is 
r e a d i l y  available. A  total r e l o c a t i o n  w o u l d  entail 20 p e r s o n­
nel o c c u p y i n g  3,870 NSF in 1985.

« D e p a r t m e n t  of C o m m u n i t y  and R ecional A f f a i r s  

C o m m u n i t y  P l a n n i n g  D i v i s i o n

A p p r o x i m a t e l y  seven J u n e a u  b a s e d  p o s i t i o n s  w o u l d  r e l o c a t e  to 
A n c h o r a g e  for the B o t t o m f i s h  and the O uter C o n t i n e n t a l  Shelf 
Oil and Gas D e v e l o p m e n t  programs. T h e s e  p o s i t i o n s  w o u l d  
re q u i r e  a d d i n g  a p p r o x i m a t e l y  1,400 NSF to the A n c h o r a g e  space 
i n v e n t o r y  in 1985.

S u m m a r y

F e w  p o s i t i o n s  w o u l d  r e l o c a t e  to a n e w  C a p i t a l  C i t y  as m o s t  p o s i t i o n s  
n o w  l o c ated in A n c h o r a  ye are t here for a specific fun c t i o n a l  
reason. A  t o t a l  of less than 100 p o s i t i o n s  out of a total of 1,906
in c l u d e d  in the d a t a  base 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  s u b ject----
to r e l o c a t i o n  to a n e w  C a p i t a l  City.

K. F a c i l i t y  A c q u i s i t i o n  S t r a t e g y  A n a l y s i s

O n e  of the r e q u i r e m e n t s  o f  this s t u d y  w a s  to b r i e f l y  e x p l o r e  a l t e r­
nat i v e  f a c i l i t y  a c q u i s i t i o n  m ethods. F a c i l i t y  a c q u i s i t i o n  m e t h o d s  
g e n e r a l l y  i n c l u d e  leasing, p r o c u r e m e n t  and r e n o v a t i o n  of an 
e x i s t i n g  building, and n e w  construction.

C o n t i n u e d  D i v e r s i f i e d  I easing

A  c o n t i n u e d  d i v e r s i f i e d  l e a s i n g  p r o g r a m  is s p e c i f i c a l l y  to be 
a v o i d e d  by this P r o j e c t  and was t h e r e f o r e  not e v a l u a t e d  e x c e p t  to 
c o m p a r e  the r e c o m m e n d e d  p r o g r a m  w i t h  the co s t  of c o n t i n u i n g  
c u r r e n t  leases a n d  l e a s i n g  a d d i t i o n a l  small spaces. Also, the 
survey of e x i s t i n g  space in A n c h o r a g e  ide n t i f i e d  no a v a i l a b l e  
le ase space th a t  c o uld s u p p o r t  even a small p e r c e n t a g e  of t h e  1,800 
p e r s o n n e l  t h a t  should be c o n s o l i d a t e d  into o n e  location.
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The a l t e r n a t i v e  of i d e n t i f y i n g  r e q u i r e m e n t s  and sol i c i t i n g  p r o p o­
sals fr o m  l a n d l o r d s  to p r o v i d e  t h e  r e q u i r e d  space w i t h o u t  s p e c i­
fying t h e  l o cation or d e s i g n  r e q u i r e m e n t s  w a s  b r i e f l y  e n t e rtained. 
T h i s  a l t e r n a t i v e  has a n u m b e r  of shortcomings. T h e y  include:

Solicit Lease Proposals ____________________ ___

• A  su r v e y  of the a v a i l a b l e  l e a s e  space m a r k e t  in A n c h o r a g e  
i d e n t i f i e d  no  e x i s t i n g  b u i l d i n g  or g r o u p  of b u i l d i n g s  in 
one area t h a t  c o u l d  b e  le a s e d  t o  the S t a t e  o f  s u f f i c i e n t  
size to  e v e n  b e g i n  to m e e t  the p r o j e c t e d  r e q u i r e m e n t s .

• T h e  t r a d i t i o n a l  m e t h o d s  e m p l o y e d  to solicit l e ase space do 
n o t  ass u r e  the a v a i l a b i l i t y  of a h i g h  q u a l i t y  building. 
A d d i t i o n a l l y ,  little c o n trol is a v a i l a b l e  o v e r  t h e  l o c a t i o n  
of the f a c i l i t y  even t h o u g h  it is i m p o r t a n t  to  t h e  S tate 
th a t  the l o c a t i o n  be c o n v e n i e n t  for the g e n e r a l  p u b l i c  and 
t h a t  i t  s u pports g o v e r n m e n t  a d j a c e n c y  r e q u i r e m e n t s .

• L e a s i n g  q u a l i t y  space (defined as s i m i l a r  to tha J u n e a u  
St ate O f f i c e  Building) at c u r r e n t  m a r k e t  r a t e s  and r e c o g­
ni z i n g  t h a t  the o n l y  l e ase s p ace l a rge e n o u g h  to s u p p o r t  
P r o j e c t  r e q u i r e m e n t s  w o u l d  h a v e  to be c o n s t r u c t e d ,  i n d i c a t e s  
th a t  a n n u a l  lease p a y m e n t s  w o u l d  be e q u a l  to, or g r e a t e r  
than, the c o sts the S t a t e  w o u l d  incur in the n e w  A n c h o r a g e  
State O f f i c e  B u i l d i n g  t h a t  w o u l d  be d e s i g n e d  to s pecific 
S tate r e q uirements.

P u r c h a s e  and R e n o v a t e

The a l t e r n a t i v e  of p u r c h a s i n g  and r e n o v a t i n g  a n  exi s t i n g  f a c i l i t y  
w a s  also b r i e f l y  c o n s i d e r e d .  The C o n s u l t a n t  c o u l d  n o t  i d e n t i f y  
any l arge ex i s t i n g  b u i l d i n g  in the A n c h o r a g e  ar e a  that w o u l d  be 
suitable for c o n v e r s i o n  to a S t a t e  O f f i c e  Building. Some i n s t i t u­
tional spaces can be i d e n t i f i e d  th a t  are c l o s e  to the s cale that 
w o u l d  s a t isfy the m a j o r i t y  o f  i n i tial space needs. However, a 
r e v i e w  of t hese f a c i l i t i e s  c l e a r l y  i n d i c a t e d  th a t  the r e q u i r e d  
r e n o v a t i o n s  t o  c o r r e c t  co d e  a n d  life s a f e t y  defici e n c i e s ,  and the 
cost of d e v e l o p i n g  i n t e r i o r  e n v i r o n m e n t s  to supp o r t  S t ate of f i c e  
needs, w o u l d  be  significant. S pace u t i l i z a t i o n  w o u l d  be s e v e r e l y  
c o m p r o m i s e d  and a n n u a l  m a i n t e n a n c e  c osts w o u l d  be e x c essive.
Further, the l o c a t i o n  of t h e s e  p o t e n t i a l l y  a v a i l a b l e  b u i l d i n g s  is 
no t  c o m p a t i b l e  w i t h  the p r e f e r r e d  l o c a t i o n s  i d e n t i f i e d  in C h a p t e r  V.

State F u n d e d  C o n s t r u c t i o n

The. o p t i o n  to p u r c h a s e  la n d  a n d  c o n s t r u c t  a f a c i l i t y  for S t a t e  
o w n e r s h i p  w a s  al s o  explored. This a l t e r n a t i v e  w o u l d  c e r t a i n l y  
a s s u r e  the a v a i l a b i l i t y  of t h e  h i g h e s t  q u a l i t y  P r o j e c t  and w o uld 
p r o v i d e  t h e  State w i t h  the g r e a t e s t  d e g r e e  of  control. However, 
it t o o  has c e r t a i n  s i g n i f i c a n t  d r a w b a c k s  i n c l u d i n g  t h e  following:

63-



• It is p o s s i b l e  that special a p p r o p r i a t i o n s - a n d / o r  o t h e r ----------
ap p r o v a l s  w o u l d  be n e c e s s a r y  to p r o v i d e  capital funds to 
support a p r o j e c t  of t h i s  mag n i t u d e .  The time d e l a y  w o u l d
be s i g n i f i c a n t  and the S t a t e  w o u l d  be e x p o s e d  to s i g n i f i c a n t  
add i t i o n a l  costs r e s u l t i n g  fr o m  inflation.

• State funded c o n s t r u c t i o n  w o u l d  remove p r o p e r t y  from the 
tax rolls.

• S t ate s p o n s o r e d  c o n s t r u c t i o n  c o u l d  p r o b a b l y  not be i m p l e­
m e n t e d  as r a p i d l y  as p r i v a t e  d e v e l o p e r  sponsored c o n s t r u c t i o n  
for the same b u i l d i n g  scale a n d  quality. P r i v a t e  i n d u s t r y  
a p p e a r s  to be in a m o r e  f a v o r a b l e  po s i t i o n  to e x p e d i t i o u s l y  
and c o s t  e f f e c t i v e l y  d e v e l o p  a large o f f i c e  b u ilding and
can take a d v a n t a g e  of b i d d i n g  and fast track c o n s t r u c t i o n  
t e c h n i q u e s  m o r e  ea s i l y  th a n  can the State.

L e a s e / P u r c h a s e

The i m p l e m e n t a t i o n  option that s uggests that the State enter into 
a l e a s e / p u r c h a s e  a g r e e m e n t  w i t h  a d e v e l o p e r  is recommended. The 
d e v e l o p e r  w o u l d  p r o v i d e  the space in r e s p o n s e  to p e r f o r m a n c e  
s p e c i f i c a t i o n s  p r o v i d e d  b y  the S t ate a f t e r  a c o m p e t i t i v e  b i d d i n g  
p r o c e d u r e  is conducted. This r e c o m m e n d e d  app r o a c h  wi l l  be d i s c u s s e d  
in g r e a t e r  d e t a i l  in C h a pter VIII.
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CHAPTER V 
General Area Selection

A. G e n e r a l  A r e a  I d e n t i f i c a t i o n

For the site selec t i o n  p o r t i o n  of the study it w a s  n e c e s s a r y  to 
r e d u c e  the g e o g r a p h i c  area of the A n c h o r a g e  Bowl to a specific 
study area. T h i s  ar e a  c o u l d  t h e n  be further a n a l y z e d  to i d e n t i f y  
a l i m ited n u m b e r  of spe c i f i c  sites. The C o n s u l t a n t  s c reened the 
A n c h o r a g e  Eo w l  and i d e n t i f i e d  five areas w i t h i n  w h i c h  a c o n s o l i­
dat e d  State of f i c e  f a c i l i t y  c o u l d  be located. The s e l e c t i o n  of 
these five a l t e r n a t i v e  a reas r e s u l t e d  from:

• D i s c u s s i o n s  w i t h  the S t a t e  c o n c e r n i n g  p r o j e c t  goals;

• A  r e v i e w  of p a s t  p l a n n i n g  studies and efforts, e s p e c i a l l y  
the A l a s k 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  P l a n - o f - A c t i o n  
St udy and the si t e  E v a l u a t i o n  S t u d y  for a G o v e r n m e n t  C e n t e r ; 
and

• P r o f e s s i o n a l  j u d g e m e n t s  b y  the C o n s u l t a n t  r e l a t e d  to a d j a c e n t  
c o m p a t i b l e  land use and v e h i c u l a r  access of ea c h  m a j o r  area.

The five a l t e r n a t i v e  a r e a s  studied are i d e n t i f i e d  in E x h i b i t  5A on 
the f o l l o w i n g  page. T h e y  include:

A  - the C e n t r a l  B u s i n e s s  D i s t r i c t  (CBD)

B - the M e r r i l l  F i e l d  area

C - the "Midtown" ar e a  c e n t e r i n g  a r o u n d  N o r t h e r n  Lights 
B o u l e v a r d  and "C" S t r e e t  to T u d o r  Road

D - the T u d o r  Road area c e n t e r i n g  around ex i s t i n g  State
f a c i l i t i e s  l o c ated at T u d o r  Ro a d  and B o n i f a c e  P a r k w a y

E - the "South A n c h o r a g e "  area b e t w e e n  T u d o r  Road and
D i m o n d  B o u l e v a r d

B. C r i t e r i a  D e f i n i t i o n s

E a c h  of the a l t e r n a t i v e  a r e a s  w e r e  a n a l y z e d  u s i n g  a n u m b e r  of 
c r i t e r i a  d e v e l o p e d  b y  the C o n s u l t a n t  and r e v i e w e d  and a m e nded by 
the A d v i s o r y  C o m mittee. T h e s e  s e v e n t e e n  c r i t e r i a  are p r e s e n t e d  
in the f o l l o w i n g  d i s c u s s i o n .
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1 . Site Cost

G e n eral land a c q u i s i t i o n  c o sts w e r e  d e v e l o p e d  by the 
Consultant. Square foot costs in the C B D  w e r e  the most 
costly, w h i l e  M e r r i l l  Field, "Midtown" a n d  S o u t h  A n c h o r a g e  
a r eas w e r e  ne x t  and the T u dor Road area w a s  the l east 
e x p e n s i v e  due to the a v a i l a b i l i t y  of S t a t e - o w n e d  land.
Site co s t  w a s  w e i g h t e d  as a v e r y  i m p o r t a n t  criteria.

2. S p eed for A s s e m b l i n g  a Site __________________

The speed w i t h  w h i c h  the site can be a s s e m b l e d  w i l l  aff e c t  
the P r o j e c t  S c h e d u l e  and the total d e v e l o p m e n t  cost. It 
w as a s s u m e d  that S t a t e - o w n e d  land c o u l d  be a c q u i r e d  rapidly, 
land under si n g l e  p r i v a t e  o w n e r s h i p  c o u l d  be ac q u i r e d  w i t h  
m o d e r a t e  speed, and land u n d e r  m u l t i p l e  o w n e r s h i p  m a y  take 
some t i m e  and e x p ense to secure. S p eed for a s s e m b l i n g  a 
site was w e i g h t e d  as a m o d e r a t e l y  i m p o r t a n t  criteria.

3. M i x e d - U s e  P o t e n t i a l

The p o t e n t i a l  for i n c l u d i n g  n o n - g o v e r n m e n t  f u n c t i o n s  w i t h i n  
the f a c i l i t y  was c o n s i d e r e d  important, b o t h  as a f e a ture 
to p r o vide p o t e n t i a l  f a c i l i t y  d e v e l o p e r s  w i t h  the flexi^ 
b i l i t y  to in c r e a s e  p o t e n t i a l  lease i n c o m e  and, m o r e  i m p o r­
tantly, to add "life" to the f a c i l i t y  in the form of retail 
shopping, eating es t a b l i s h m e n t s ,  and s t o r e f r o n t  busine s s e s .  
The CBD has a v e r y  h i g h  m i x e d - u s e  p o t ential, w h i l e  the o ther 
a r eas have s e v e r e l y  l i m i t e d  or  n o n - e x i s t e n t  m i x e d - u s e  
potential. This m i x e d - u s e  p o t e n t i a l  w a s  w e i g h t e d  as an 
im p o r t a n t  criteria.

4. P r o x i m i t y  to P o p u l a t i o n  C e n t r o i d  _ .. ..........

P r o x i m i t y  of the f a c i l i t y  to the p o p u l a t i o n  c e n t r o i d  w a s  
c o n s i d e r e d  to be of o n l y  m o d e r a t e  i m p o r t a n c e  r e l a t i v e  to 
the s e l e c t i o n  p r o c e s s  for two reasons. First, a c c e s s i b i l i t y  
is not t o t a l l y  d e t e r m i n e d  b y  p r o x i m i t y  to  the ce n t e r  of the 
population, but a d d i t i o n a l l y  by the r e l a t i v e  l o c a t i o n  of 
the p o p u l a t i o n  to t r a n s p o r t a t i o n  c o r r i d o r s  and the a b i l i t y  
of t h o s e  c o r r i d o r s  to a c c o m m o d a t e  the t r a f f i c  load.
Second, the f a c i l i t y  is int e n d e d  to serve n o t  on l y  A n c h o r a g e  
residents, b u t  c i t i z e n s  fr o m  r u ral Alaska, the K e nai 
Peninsula, a n d  the M a t a n u s k a - S u s i t n a  B o r o u g h  as well.

5. A c c e s s i b i l i t y  to the L o w  M o b i l i t y  C l i e n t s

The l o w  m o b i l i t y  c l i e n t  is that s e g m e n t  of the a d u l t  p o p u­
lation w h i c h  has little or no acc e s s  to p r i v a t e  a u t o m o b i l e  
tr a n s p o r t a t i o n .  T h e s e  c l i e n t s  r e q u i r e  special c o n s i d e r­
atio n  b e c a u s e  m a n y  are in v o l v e d  in S t a t e  p r o g r a m s  for the 
aged, handicapped, and d e p e n d e n t  children. P r e v i o u s  studies 
have i n d i c a t e d  th a t  l o w  m o b i l i t y  c l i e n t s  g e n e r a l l y  reside 
w i t h i n  o r  ar o u n d  the CBD, p r i m a r i l y  b e c a u s e  this area offers 
acc e s s  to a m e n i t i e s  and se r v i c e s  that do n o t  r e q u i r e  the use 
of a n  automobile. This c r i t e r i a  was c o n s i d e r e d  v e r y  i m p o r­
tant.
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6. T r a n s i t  A c c e s s i b i l i t y  __

This  c r i t e r i a  was w e i g h t e d  as v e r y  i m p o r t a n t  in v i e w  of 
n a t i o n a l  p r i o r i t i e s  to limit e n e r g y  use and the c o m m u n i t y  
goal to i m p rove A n c h o r a g e 's air p o l l u t i o n  i ndex w h i c h  
a l r e a d y  e x c e e d s  E P A  standards. Site b e n e f i t s  su c h  as 
r e d u c e d  t r a f f i c  c o n g e s t i o n  and p a r k i n g  d e m a n d s  also r e s u l t  
w i t h  i n c r e a s e d  p u b l i c  t r a n s i t  use. A r e a s  w e r e  rated 
a c c o r d i n g  to the n u m b e r  of public t r a n s i t  r o u t e s  w h i c h
pass t h r o u g h  the area. The CBD is the o n l y  a r e a  of t h e _____
M u n i c i p a l i t y  w h i c h  is served b y  all t r a n s i t  routes. No 
c r o s s - t o w n  ro u t e s  exist.

7. E a s y  T r a f f i c  A c c e s s

C o n v e n i e n t  a u t o m o b i l e  ac c e s s  to the f a c i l i t y  by the g e n e r a l  
p u b l i c  was c o n s i d e r e d  v e r y  important. " M i d t o w n " w a s  r a t e d  
h i g h e s t  d u e  to its r e l a t i o n s h i p  to w e l l - d e v e l o p e d  m a j o r  
ar t e r i a l s  i n c l u d i n g  "C" Street, B e n s o n  Bou l e v a r d ,  N o r t h e r n  
Li g h t s  Boulevard, 36th A v e n u e  and T u d o r  Road. The C B D  w a s  
rated secc a. b e c a u s e  of its r e l a t i o n s h i p  to the Seward 
Highway, t_/r* SJ.-gnn Highway, M i n n e s o t a  Drive, and "C" Street, 
as w e l l  as t " t.ne .,’i o v e m m e n t  H i l l / E l m e n d o r f  Complex.

it w a s  found thxl .v-c;. ho the C B D  w a s  as g o o d  as to any
o f ' the o t h e r  £ c j c  .v v : or c c  w i t h i n  t h e  CBD, acc e s s
t h r o u g h  it c o u l d  bt* difficult. The M e r r i l l  F i e l d  a r e a  was 
rat ed t h i r d  d u e  to it* oroxt.oAhf fee b e in the G l e n n  H i g h w a y  
and the t e r m i n o u s  of  tho r :-.rd P..'j;iva S o u t h  A n c h o r a g e
and the T u d e r  Ro a d  areas w e r e  rai^j.d io et d u e  to t h e i r
s ep a r a t i o n  f r o m  m a j o r  hi siness c e n t e r s  •tnd their limited 
a r t e r i a l  access.

8. P r o x i m i t y  to F e d e r a l  and M u n i c i p a l  O f f i c e r

P r o x i m i t y  to b o t h  the F e d e r a l  and M u n i c i p a l  o f f i c e s  w a s  
c o n s i d e r e d  important for t w o  reasons. M a n y  c l i e n t s  c o u l d  
b e n e f i t  fr o m  the conv- ^ i e n c e  of d o i n g  b u s i n e s s  w i t h  two 
or p o s s i b l y  all t h r e e  g u ^ e r n m e n t  e n t i t i e s  w i t h  o n e  trip. 
A d d i t i o n a l l y ,  c l ose p r o x i m i t y  w o u l d  f a c i l i t i a t e  c r oss 
c o m m u n i c a t i o n  b e t w e e n  the t c r o a  levels of gover n m e n t .  Th i s  
c r i t e r i a  w a s  n o t  r ated as "very imp o r t a n t "  b e c a u s e  t h e  
C o n s u l t a n t ' s  e x p e r i e n c e  e l s e w h e r e  in the c o u n t r y  i n d i c a t e d  
that "cross c l i e n t e l e "  was n o t  a m a j o r  p o r t i o n  of S t ate 
g o v e r n m e n t a l  c l i e n t e l e  and b e c a u s e  the a g e n c i e s  i n t e r v i e w e d  
i n d i c a t e d  that, w h i l e  c o m m u n i c a t i o n  w i t h  the o t h e r  g o v e r n­
m e n t  e n t i t i e s  was important, it w a s  n o t  part of the d a y - t o -  
c a y  w o r k  of m o s t  S t a t e  g o v e r n m e n t  employees.

9. Prox.imity to P u b l i c  A m e n i t i e s

The p r o x i m i t y  of the f a c i l i t y  to p u b l i c  a m e n i t i e s  (including 
hotels, restaurants, retail shops and m e e t i n g  facilities) 
was c ' ^ m i d e r e d  i m p o rtant d u e  to the a d d i t i v e  e f f e c t  of a 
v a r i e t y  o f  factors:

.» ■fteu.y S tate a g e n c y  c l i e n t s  do not reside in Anc h o r a g e ,  
t.u,. w i l l  a r r i v e  f r o m  rural A l a s k a  by air and wi l l
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r e s i d e  at h o t e l s  and eat in r e s t a u r a n t s  w h i l e  d oing 
b u s i n e s s  in Anchorage.

• E m p l o y e e s  will b e n e f i t  to v a r y i n g  d e g r e e s  b y  being 
a d j a c e n t  to r e s t a u r a n t s  and retail shops. The 
a b i l i t y  to go to lunch, shop, or go to the t h e ater 
a f t e r  work, w i t h o u t  u s i n g  an a u t o m o b i l e  was c o n s i d e r e d  
a s i g n i f i c a n t  b e n e f i t  t o  b o t h  the e m p l o y e e  and t o  the 
community.

• A  m o r e  s u b j e c t i v e  b e n e f i t  m a y  be d e r i v e d  fr o m  the 
i n t e r p l a y  b e t w e e n  the f a c i l i t y  and the s u r r o u n d i n g  
a m e n i t i e s  w h i c h  should p r o d u c e  a m i x  w h i c h  c o u l d  add 
v i t a l i t y  to b o t h  entities.

• The S t a t e  o f f i c e  f a c i l i t y  c o u l d  b e n e f i t  fr o m  p r o x i m i t y  
to the n e w  C o n v e n t i o n  C e n t e r  w h i c h  w i l l  p r o v i d e  
m e e t i n g  space for v a r i o u s  sizes of g r o u p s  f r o m  p u b l i c  
h e a r i n g s  to c o n v e n t i o n s  and m a j o r  conferences.

The CBD area w a s  r ated the h i g h e s t  u n d e r  " p r o x i m i t y  to 
a m e nities" d u e  to the h i g h  c o n c e n t r a t i o n  of t h e s e  a c t i v i t i e s  
and services, a n d  due to the c o n v e n i e n t  p e d e s t r i a n  access 
to t h e s e  amenities. T h e  "Midtown" ar e a  w a s  r a t e d  "fair" 
beca u s e  the a m e n i t i e s  p r o v i d e d  in t h a t  ar e a  are s i g n i f i c a n t l y  
less th a n  in the CBD and are n o t  a c c e s s i b l e  to ped e s t r i a n s .  
The o t h e r  t h r e e  areas r a t e d  "poor" b e c a u s e  the a v a i l a b i l i t y  
of a m e n i t i e s  a r e  e i t h e r  n o n - e x i s t e n t  or s e v e r e l y  limited.

10. P r o x i m i t y  to B u s i n e s s  A c t i v i t i e s    _ _____

L o c a t i n g  a S t a t e  o f f i c e  f a c i l i t y  c lose to e x i s t i n g  b u s i n e s s  
a c t i v i t i e s  w a s  c o n s i d e r e d  important. M a n y  A n c h o r a g e  
b u s i n e s s e s  c o n d u c t  a s i g n i f i c a n t  l evel of b u s i n e s s  w i t h  the 
State. T h e s e  b u s i n e s s e s  r a n g e  in size from m a j o r  e n e r g y  
c o m p a n i e s  and b a n k s  to small c o n s u l t i n g  firms and s e r vice 
o r g a n i z a t i o n s .  P e d e s t r i a n  a c c e s s  to the f a c i l i t y  not o n l y  
e n h a n c e s  the b u s i n e s s  p rocess, but serves to  m i n i m i z e  the 
use of t h e  a u t o m o b i l e  to c o n d u c t  that business.

The CBD o f f e r e d  the b e s t  p r o x i m i t y  to exi s t i n g  b u s i n e s s  
locations. The second h i g h e s t  r a t e d  ar e a  w a s  "Midtown" 
a r e a  w i t h  its g r o w i n g  c o n c e n t r a t i o n  of b a n k i n g  and e v e r g y -  
r e l a t e d  busin e s s .  The M e r r i l l  F i e l d  ar e a  w i t h  its c o n c e n­
trat i o n  of small s e r v i c e - o r i e n t e d  b u s i n e s s e s  r a n k e d  "fair" 
w h i l e  the T u d o r  R o a d  a n d  S o u t h  A n c h o r a g e  a reas b o t h  r a t e d  
"poor" due t o  the c o m p a r a t i v e l y  l i ght b u s i n e s s  c o n c e n t r a t i o n  
in t h e s e  areas.

11. C o m p a t i b i l i t y  w i t h  E x i s t i n g  Zoning

It w a s  c o n s i d e r e d  to b e  i m p o r t a n t  that t h e  site was c o m­
pat i b l e  w i t h  the e x i s t i n g  zo n i n g  o r d i n a n c e  in o r d e r  to a v oid 
a c o s t l y  and t i m e - c o n s u m i n g  r e - z o n i n g  or v a r i a n c e  process.
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It should be r e c o g n i z e d  t h a t  the zoning o r d i n a n c e  is a 
r e f l e c t i o n  of e x i s t i n g  l a n d  u s e  p a t t e r n s  and the m e a n s  for 
d i r e c t i n g  the c o m p a t i b l e  f u t u r e  g r o w t h  of the community.
The five a reas w e r e  s c r e e n e d  for g e n e r a l  zon i n g  p a t t e r n s
and t h o s e  w i t h  a s i g n i f i c a n t  n u m b e r  of n o n - c o m p a t i b l e  zones
wi t h i n  t h e i r  b o u n d a r i e s  w e r e  r a t e d  low. This c r i t e r i a
was n o t  w e i g h t e d  as "very i m p o r t a n t "  b e c a u s e  it is re c o g -  ' ’
niz e d  t h a t  the z o n i n g  o r d i n a n c e  is s u b j e c t  to c h a n g e  u n d e r
special c o n d i t i o n s  a n d  tha-c t h e s e  c h a n g e s  m a y  r e s u l t  in
im p r o v e d  la n d  use p a t t e r n s  in t h e  community.

I

12. S e i smic S t a b i l i t y

Th e  s e i smic s t a b i l i t y  of the ar e a  the f a c i l i t y  w o u l d  be 
l o c a t e d  in w a s  c o n s i d e r e d  t o  be important. Th i s  c r i t e r i a  
r e l a t e s  to c o s t  of c o n s t r u c t i o n  and a d e s i r e  t o  a v oid 
special c o n s t r u c t i o n  r e q u i r e m e n t s .  D a t a  for the area 
r a t i n g s  w a s  d e r i v e d  fr o m  t h e  A n c h o r a g e  C o a s t a l  R e s o u r c e  
A t l a s . A l t h o u g h  a s i g n i f i c a n t  p o r t i o n  of the CBD w a s  r ated 
as "fair", t h e  c o n d i t i o n s  in this ar e a  g e n e r a l l y  r a nge
from "poor" t o  "medium".

< \

13. Soils

The s t r u c t u r a l  q u a l i t y  (bearing capacity) of a l t e r n a t i v e
site soil c o n d i t i o n s  w a s  c o n s i d e r e d  important. Th i s  c r i t e r i a
r e l a t e s  to site i m p r o v e m e n t  and f o u n d a t i o n  costs. D a t a
for area r a t i n g s  w a s  d e r i v e d  f r o m  the A n c h o r a g e  C o a s t a l  j
R e s o u r c e  A t l a s .

14. U t i l i t y  C a p a c i t y

It was i m p o r t a n t  t h a t  the u t i l i t y  systems, e s p e c i a l l y  sewer  j-
and water, be a d e q u a t e  to s e rve the facility. A l t h o u g h  all 
a r eas g e n e r a l l y  p r o v i d e  the r e q u i r e d  uti l i t i e s ,  some areas 
w o u l d  r e q u i r e  u p g r a d i n g  to a c c o m m o d a t e  the p r o p o s e d  load |
g e n e r a t e d  by  t h e  P r oject. "Midtown" and T u d o r  Road areas 
have a d e q u a t e  sewer and w a t e r  s y s tems to serve the facility.
In S o u t h  A n c h o r a g e ,  s ewer a n d  w a t e r  m a y  be a d e q u a t e  
d e p e n d i n g  on the s p e c i f i c  site selected. In the C B D  and 
M e r r i l l  F i e l d  a r eas some u t i l i t y  i m p r o v e m e n t s  w o u l d  p r o b a b l y  
be required, the e x t e n t  of w h i c h  w i l l  d e p e n d  on  the specific 
site selected.

15. E c o n o m i c  Impact

It was i m p o r t a n t  t h a t  the siting of the f a c i l i t y  a v oid a 
n e g a t i v e  e c o n o m i c  im p a c t  on a n y  ar e a  of t h e  M u n i c i p a l i t y .
The r e m o v a l  of S t ate w o r k e r s  f r o m  an area w a s  c o n s i d e r e d  
to be the m a j o r  n e g a t i v e  e c o n o m i c  im p a c t  w h i c h  m i g h t  occur 
w i t h  the c o n s t r u c t i o n  of a c o n s o l i d a t e d  f a c i l i t y  in a n o t h e r  
area. T h e  ar e a  w h i c h  c u r r e n t l y  h a d  the g r e a t e s t  c o n c e n­
trat i o n  of S t a t e  e m p l o y e e s  w h o  w o u l d  be i n i t i a l l y  loca t e d  
in the P r o j e c t  r e c e i v e d  the h i g h e s t  rating. T h i s  a r e a  w o u l d  
l i k e l y  e x p e r i e n c e  a s i g n i f i c a n t  e c o n o m i c  loss if a n u m b e r  
of S tate e m p l o y e e s  w o u l d  r e l o c a t e  to a d i s t a n t  location.
The area w h i c h  c u r r e n t l y  has t h e  l e ast c o n c e n t r a t i o n  of

J
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State e m p l o y e e s  r e c e i v e d  the lowest rating. T h e  A l a s k 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  P l a n - o f - A c t i o n  Study, a n d ______
the r e c e n t  u p d a t e  p r o v i d e d  reg u i r e d  data.

16. F l e x i b i l i t y  for F u t u r e  E x p a n s i o n  ____  . _______

It w a s  v e r y  i m p o r t a n t  that the site be located, in an area 
w h i c h  w o u l d  a l l o w  for f u r ther l o n g - t e r m  e x p a n s i o n  be y o n d  

. the year 2000. N o n e  of the areas being s t u d i e d  w o u l d  
p r e c l u d e  e x p a n s i o n  in the future. T h e  a p p l i c a t i o n  of this 
c r i t e r i a  w a s  t h e r e f o r e  b a s e d  o n  p r o f e s s i o n a l  j u d g e m e n t  
r e g a r d i n g  w h i c h  a reas m i g h t  r e c e i v e  the mo*"*- s i g n i f i c a n t  
i n crease in d e n s i t y  of m a j o r  b u i l d i n g s  o ".he ne x t  t w e n t y  
y ears as th i s  m i g h t  l i m i t  a v a i l a b l e  sites uo s u p p o r t  f u r t h e r  
d e v e l o p m e n t  by  the State. Those w i t h  the g r e a t e s t  a n t i­
cip a t e d  i n c r e a s e  in d e n s i t y  r e c e i v e d  the l o w e s t  score.

17. C o m p a t i b i l i t y  w i t h  the C o m p r e h e n s i v e  Plan

The d e g r e e  of c o m p a t i b i l i t y  of d e v e l o p i n g  the c o m b i n e d  
S t a t e  o f f i c e  f a c i l i t y  in e a c h  area w i t h  the C o m p r e h e n s i v e  
Plan w a s  an i m p o r t a n t  criteria. The C o m p r e h e n s i v e  Plan is 
the a c c e p t e d  g u i d e  for the g r o w t h  of the c o m m u n i t y  and it 
is the b a s i s  for the zoning ordinance. The g o a l s  for 
d e v e l o p m e n t  of the c o m m u n i t y  are o u t l i n e d  in the C o m p r e­
hen s i v e  Plan.
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C. S t u d y  A r e a  S e l e c t i o n

The t e c h n i c a l  c h a r a c t e r i s t i c s  of all five areas w e r e  c o m p a r e d  to 
e a c h  c r i t e r i a  u s i n g  a m a t h e m a t i c a l  p o i n t  system in w h i c h  the 
c r i t e r i a  w e i g h t s  we r e  m u l t i p l i e d  b y  the rating e a c h  area received 
for e a c h  criteria. T h i s  d e v e l o p e d  a w e i g h t e d  score for each of the 
17 c r i t e r i a  for ea c h  area. T h e s e  w e i g h t e d  scores w e r e  then added 
for e a c h  area to d e v e l o p  the "total w e i g h t e d  score" as p r e s e n t e d  
in E x h i b i t  5B. A s  shown, the CBD (Area "A") scored 65 u n w e i g h t e d  
and 208 w e i g h t e d  points. This w a s  m a r g i n a l l y  m o r e  a d v a n t a g e o u s  
th a n  the u n w e i g h t e d  ra t i n g  of  58 and the w e i g h t e d  score of 181 
a c h i e v e d  by A r e a  "C" (the "Midtown" a r e a ) . The scores of these two 
a l t e r n a t i v e s  s i g n i f i c a n t l y  o u t - d i s t a n c e d  the scores of the o t her 
t h r e e  areas analyzed.

A l t h o u g h  r e a s o n a b l y  c lose in w e i g h t e d  and u n w e i g h t e d  points,
A r e a  "A" did r e c eive an "excellent" ra t i n g  (5 points) in ni n e  c a t e­
go r i e s  as c o m p a r e d  to an "excellent" r a t i n g  in on l y  four instances 
for A r e a  "C". In those a r e a s  w h e r e  A r e a  "A" is p r e f e r r e d  over 
A r e a  "C", A r e a  "A" has a p o s i t i o n  of dominance.

The CBD was c h o s e n  as the p r i m e  ar e a  for further ana l y s i s  in the 
n e x t  p h a s e  of the site s e l e c t i o n  process. The an a l y s i s  indicates 
th a t  the CBD area be s t  f u l f i l l s  the n e e d s  of the State and the 
c i t i z e n s  for a c o n s o l i d a t e d  S t ate o f f i c e  facility. Ev e n  t h o u g h  it 
is n o t  l o c a t e d  in the d e m o g r a p h i c  c e n t e r  of Anchorage, the C B D  is 

e a s i l y  a c c e s s i b l e  from all s e ctions w i t h i n  the M u n icipality, 
i n c l u d i n g  E a g l e  River, the M a t a n u s k a - S u s i t n a  and the K e n a i  P e n i n­
sula boroughs.

The C B D  is a d j a c e n t  to the lower and m i d d l e  income n e i g h b o r h o o d s  
w h e r e  a n u m b e r  of State a g e n c y  c l i e n t s  live. The t r a n s i t  sy s t e m  
r a d i a t e s  from the CBD m a k i n g  it the m o s t  a c c e s s i b l e  part of 
A n c h o r a g e .  The F e d e r a l  Complex, M u n i c i p a l  offices, m a n y  businesses, 
and the m a j o r i t y  of b a n k i n g  a c t i v i t i e s  are loca t e d  in the CBD. 
A d d i t i o n a l l y ,  th i s  area has the h i g h e s t  c o n c e n t r a t i o n  of hotels 
and r e s t a u r a n t s  a n d  offers a g r e a t  d e a l  of re t a i l  activity.

The C B D  is the o n l y  p e d e s t r i a n - o r i e n t e d  s e c tion of Anchorage. To 
lo c a t e  a c o n s o l i d a t e d  S t a t e  o f f i c e  f a c i l i t y  in the CBD w o u l d  
e n h a n c e  the d o w n t o w n  a r e a  a n d  f u r t h e r  e m p h a s i z e  it as b e ing the 
"hub" of the ci t y  as s u g g e s t e d  in the C o m p r e h e n s i v e  Plan. A  n e w  
m a j o r  o f f i c e  c o m p l e x  will also e n c o u r a g e  further d e v e l o p m e n t  in 
the area.

The m a j o r  d r a w b a c k s  of loc a t i n g  the f a c i l i t y  in the CBD are the 
h i g h  co s t  of land and t h e  p r o b a b l e  n e e d  to  u p g r a d e  c e r t a i n  u t i l i­
ties. T h e  C o n s u l t a n t  b e l i e v e s  that the p o s i t i v e  a s p ects of 
se l e c t i n g  the CBD area far o u t w e i g h  the incre a s e d  costs th a t  m a y  
be involved.

B a s e d  on this a n a l y s i s  and a f t e r  a r e v i e w  o f  the i n f o r m a t i o n  w i t h  
the A d v i s o r y  Committee, it w a s  s u g g e s t e d  that furt h e r  an a l y s i s  
of a l t e r n a t i v e  sites for the A n c h o r a g e  S t ate O f f i c e  B u i l d i n g  be
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limited to the CBD. C h a p t e r  VI wi l l  d i s c u s s  the ana l y s i s  p r o c e d u r e  
condu c t e d  by the C o n s u l t a n t  to r e v i e w  all a v a i l a b l e  sites w i t h i n  
the C B D  and to select those s p ecific sites that w o u l d  be r e c o m m e n d e d  
for acquisition.

Exhibit 58
Initial Area Screening

...

NO. EVALUATION CRITERIA
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1 Site Cost/Unit Land Cost 4 1 4 3 12 3 12 5 20 4 16
2 Speed fo r  Assemblinq Site 2 1 2 4 8 4 8 5 10 4 8
3 Mixed Use Potential 3 5 15 1 3 1 3 1 3 1 3
4 Proximity to  Population Centroid 2 3 6 2 6 5 10 1 2 3 6
S Accessible to Low-Mobility Client 4 3 20 2 6 2 8 1 4 1 4
6 Transit A ccessib ility 4 5 20 1 4 2 8 1 4 1 4
7 Easy Traffic/Road Access 4 4 16 3 12 5 2o 2 6 2 8
8 Proxlm itvto Federal /C ity Offices 3 5 13 3 9 3 9 1 3 1 3
9 Proxim1ty~'to Public Amenities (Hotels/Foo< ) s 5 15 1 3 . 2 6 1 3 1 3

■ " 10 Proximity'to Business F acilit ies 3 5 15 2 6 4. 12 1 3 1 3
-

11 Compatl b'l e~w1 ttr Exi st1 nq Zoni nq 3 3 IS 3 9 5 15 3 9. 3 9
12 Seismic"Stability 3 2 6 3 9 . 2. 6 3 9 3 9..
13 Soils — 3 4 i t 3 9 3 9 2 . 6_ _2 6._
14 Utility-Capacity 3 3 9 3 9. _ 5 15.. 5 15- L.4 . 12..
15 Economic Impact on Existinq Area 3 5 15 3 9 4 12 1 3 . . . 1 -3

—

16 F le x ib i l i t y  (Expansion) 4 2 8 4 16 4 16 5 20 4 16
17 Compatible" with Comprehensive Plan 3 5 15 1 3 4 12 1 3 1 3 .

TOTAL UNWEIGHTED RATING 65 42 58 39 37
TOTAL WEIGHTED SCORE 208 135 181 125 116
AREA RANKING 1 3 2 4 5

RATING:
1 = Poor
2 = Fair
3 = Medium
4 = Good
5 = Excellent

SCORE = WEIGHT TIMES RATING
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CHAPTER V! 
Site Alternatives and Evaluation

The first p hase of the site s e l e c t i o n  p r o c e s s  c o n c l u d e d  that the 
CBD w a s  the b e s t  area for loc a t 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  
facility. T h i s  c h a p t e r  d e s c r i b e s  the m e t h o d o l o g y  and c r i t e r i a  
u s e d  d u r i n g  t h e  a n a l y s i s  and e v a l u a t i o n  of a l t e r n a t e  CBD sites and 
c o n c l u d e s  w i t h  the s e l e c t i o n  of four a l t e r n a t e  sites for f u r ther 
r e v i e w  and d e t a i l e d  a n a l y s i s  in C h a p t e r  VII.

A. P r i o r i t y  C r i t e r i a  for B l o c k  S e l e c t i o n

The s t udy area of the CBD, s hown on E x h i b i t  6A, c o n s i s t s  of a p p r o x­
im a t e l y  140 c i t y  blocks, m a n y  of w h i c h  are o b v i o u s l y  n o t ' p r i m a r y  
c a n d i d a t e s  for the c o n s o l i d a t e d  S t a t e  o f f i c e  facility. It was 
n e c e s s a r y  to d e v e l o p  a set of r e a s o n a b l e  c r i t e r i a  w h i c h  c o uld be 
u s e d  to c l a s s i f y  and e l i m i n a t e  u n s u i t a b l e  blocks. 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  C o m m i t t e e  d e v e l o p e d  a set of P r i o r i t y  
C r i t e r i a  w h i c h  w e r e  u s e d  t o  d e t e r m i n e  w h i c h  b l o c k s  w e r e  sui t a b l e  
for f u r t h e r  analysis. T h e s e  P r i o r i t y  C r i t e r i a  for the s.ite i n c l u d e

1. The site sh o u l d  c o n t a i n  two a d j a c e n t  full b l o c k s  in a 
r e c t i l i n e a r  c o n f i g u r a t i o n .

2. The site should c o n s i s t  of two b l o c k s  not on o p p o s i t e  sides 
of m a j o r  s t r eets t h a t  c o u l d  n o t  be vacated.

3. T h e  site should n o t  be on b l o c k s  c o n t a i n i n g  a s i g n i f i c a n t  
n e w  b u i l d i n g  or o l der s t r u c t u r e  on the N a t i o n a l  R e g i s t e r  of 
H i s t o r i c  Buildings.

4. The site should be c o m p l i m e n t a r y  to p l a n n e d  or p o t e n t i a l
d e v e l o p m e n t  and n o t  i n c o m p a t i b l e  w i t h  e x i s t i n g  zoning.

5. T h e  site should n o t  p r e c l u d e  k n o w n  p l a n n e d  or poten t i a l  
m a j o r  d e v e l o p m e n t  that c ould n o t  be i m p l e m e n t e d  nearby.

6. The site should n o t  be on  b l o c k s  w h i c h  w o u l d  d i s p l a c e  a
s i g n i f i c a n t  n u m b e r  of c u r r e n t  S t a t e  e m p l o y e e s  d u r i n g  the 
c o n s t r u c t i o n  of t h e  n e w  building.

M a n y  of t h e  b l o c k s  in the 140 b l o c k  area inc l u d e d  w e r e  e l i m i n a t e d  
b e c a u s e  t h e y  w e r e  n o t  c o m p a t i b l e  w i t h  one or  m o r e  of the six 
p r i o r i t y  criteria. M a j o r  streets, i n c l u d i n g  Third, Fourth, Fifth, 
Sixth, and S e v e n t h  Ave n u e s ,  and A, C, E, G, I, L, and C o r d o v a  
Streets, w e r e  f o u n d  to "split" a n u m b e r  of p o t e n t i a l l y  p a i r e d  two- 
b l o c k  site c o m b i n a t i o n s .  P o t e n t i a l  blocks in the study area not 
zoned B-2A, B-2B, o r  B- 2 C  w e r e  al s o  e l i m i n a t e d  due to p o t e n t i a l
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d e v e l o p m e n t  d i f ficulties. E x i s t i n g  zoning d e s i g n a t i o n s  are shown 
on E x h i b i t  6B.

The a p p l i c a t i o n  of these six c r i t e r i a  to the CBD s tudy area r e d u c e d  
the study area fr o m  140 blocks to 32 b l o c k s  w h i c h  are a r r a n g e d  in 
six su b a r e a s  as shown on E x h i b i t  6C along w i t h  the o f f i c i a l  b lock 
nu m b e r  w h i c h  w i l l  be used for further r e f e r e n c e s  to specific sites 
and b l o c k s  in this report.

B. Site S e l e c t i o n  G o a l s  and M e t h o d o l o g y

T h r o u g h  d i s c u s s i o n s  w i t h  the DOA, the C o n s u l t a n t  d e f i n e d  e ight 
b a s i c  g o a l s  w h i c h  the final site(s) m u s t  meet. T h e y  include:

1. A  site w h i c h  wi l l  p r o v i d e  e a s y  ac c e s s  for the p u b l i c  and
employees.

2. A  site of a d e q u a t e  size to a c c o m m o d a t e  the facility, p a r k i n g  
and fu t u r e  growth.

3. A  site th a t  will m i n i m i z e  a n y  d e t r i m e n t a l  l o n g - t e r m  effect
o n  t r a f f i c  circulation.

4. A  site t h a t  will be free of p o s s i b l e  h a z a r d o u s  elements.

5. A  site w h i c h  co m p l i e s  w i t h  e x i s t i n g  zoning laws, c o m p r e­
hen s i v e  d e v e l o p m e n t  plan, and the g o a l s  of th i s  study.

6. A  site w h i c h  is c o m p a t i b l e  w i t h  a d j a c e n t  l a n d - u s e  patterns.

7. A  site w h i c h  will c a u s e  m i n i m u m  d i s p l a c e m e n t  of ex i s t i n g
b u s i n e s s  functions.

8.. A  site w h i c h  will enhance the CBD area.

T h e s e  q o a l s  w e r e  r e f ined into e i g h t e e n  spe c i f i c  c r i t e r i a  w h i c h  
w e r e  s u b s e q u e n t l y  w e i g h t e d  a c c o r d i n g  to t h e i r  r e l a t i v e  importance. 
The p r e l i m i n a r y  w e i g h t  shown on E x h i b i t  6D w a s  sugge s t e d  by  the 
C o n s u l t a n t  and the final w e i g h t  w a s  d e v e l o p e d  by 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  dur i n g  the first r e v i e w  m e eting. T h e  i n d i v i d u a l  
b l o c k s  w e r e  t h e n  r a t e d  a c c o r d i n g  to  h o w  w e l l  it m e t  e a c h  criteria. 
The i n d i v i d u a l  c r iteria r a t i n g s  w e r e  m u l t i p l i e d  b y  the c r i t e r i a  
w e i g h t  w h i c h  p r o d u c e d  a w e i g h t e d  score for e a c h  criteria. T h e s e  
sc o r e s  w e r e  th e n  added t o g e t h e r  to p r o v i d e  a total w e i g h t e d  score 
for e a c h  block. The form shown on E x h i b i t  6D w a s  c o m p l e t e d  for ea c h  
of the 32 bl o c k s  selected for f u r t h e r  analysis.
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Exhibit 6D 
Block Evaluation Weights

AREA: _
BLOCK:__________
ADJACENT BLOCKS: 
ZONING:_________

BLOCK EVALUATION CRITERIA PRELIM.
WEIGHT

FINAL
WEIGHT

RATING* SCORE

ACCESS
Access/Eqress to  major streets 4 4
Impact on conqestion 4 4
Proximity to transit routes 3 4

SITE CHARACTERISTICS 
Proximity to hotels 3 3
Proximity to retail core 3 3
Proximity to Hill Buildinq (Municipality) 3 4
Proximity to federal complex 3 4
Proximity to Exist, o f f -s t re e t  parkinq 1 1
Proximity to new Civic Facilit ies 3 3
Compatible with surroundinqs 3 3
Proximity to open space _ .2 2

TECHNICAL
Soils 3 3
Seismic 4 3
U tility  -  Water 3 3

Sewer 4 4
E1ectri c1ty/Te1ephone 3 3

s

ECONOMIC IMPACT 
Minimized business displacement 4 4

-

Potential fo r  Mixed-Use 3 . 3

TOTAL WEIGHTED SCORE 

♦Rating Points: Excellent -  5, Good -  4, Medium -  3, Fair -  2, and Poor -  1
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C. Site Evaluation Criteria

The follo w i n g  d i s c u s s i o n  w i l l  e x p l a i n  each of the e i g h t e e n  c r i t e r i a  
and the l ogic emp l o y e d  to d e v e l o p  a ra t i n g  for e a c h  site w i t h i n  
ea c h  c r i t e r i a  element.

1. A c c e s s / E g r e s s  to M a j o r  S t r eets   __

W i t h  b e t w e e n  1,000 and 2,000 e m p l o y e e s  p r o j e c t e d  to be 
i n i t i a l l y  i n c l u d e d  in t h i s  facility, it is i m p o r t a n t  th a t  
the f a c i l i t y  be d e v e l o p e d  at a loc a t i o n  w h i c h  has c o n v e n i e n t  
a c c e s s  and e g r e s s  to m a j o r  streets. S m o o t h  ac c e s s  and egress 
to and fr o m  the site wi l l  m i n i m i z e  the d e t r i m e n t a l  e f f e c t s  
of a d d i t i o n a l  c o m m u t e r  traffic. T h o s e  b l o c k s  b o u n d e d  by 
two or t h r e e  m a j o r  o n e - w a y  streets r e c e i v e d  the h i g h e s t  
r a t i n g .

2. Im p a c t  on C o n g e s t i o n

By  its v e r y  nature, the p r o j e c t  w i l l  i n c r e a s e  t r a f f i c  c o n­
ge s t i o n  a r o u n d  the site. A  b l o c k  w h i c h  is n o t  c u r r e n t l y  
e x p e r i e n c i n g  c o n g e s t i o n  p r o b l e m s  r e c e i v e d  the h i g h e s t  rating.
P resently, the m o s t  t r a f f i c  c o n g e s t i o n  in the CBD o c c u r s
w e s t  of "C" Street, a l o n g  Fourth, Fifth, and S i x t h  A v e n u e s .  
Th i s  is w h e r e  the h e a v y  c o n c e n t r a t i o n  of p e d e s t r i a n  t r a f f i c  
is in c o n f l i c t  w i t h  v e h i c u l a r  traffic. C o n g e s t i o n  a l s o  
o c c u r s  a l o n g  MD" t h r o u g h  "K" S t r e e t s  at N i n t h  A v e n u e  d u r i n g  
p e a k  a f t e r n o o n  c o m m u t e r  t r a f f i c  hours. It is d i f f i c u l t  to 
g a i n  a c c e s s  o n t o  N i n t h  A v e n u e  at t h e s e  times since N i n t h  
A v e n u e  is a t w o - w a y  street. B l o c k s  s i tuated east of "C"
S t r e e t  on o n e - w a y  s t r e e t s  a d j a c e n t  to a m a j o r  a r t e r i a l  
r e c e i v e d  t h e  h i g h e s t  r a t i n g  since t h e y  w i l l  n o t  i m p a c t  - 
e x i s t i n g  congestion.

3. P r o x i m i t y  to T r a n s i t  R o u t e s  . ... ___ . _

Since the p r e s e n t  t r a n s i t  s y s t e m  r a d i a t e s  o u t  fr o m  the CBD
to the r e s i d e n t i a l  n e i g h b o r h o o d s  of the M u n i c i p a l i t y  a n d  to 
the M a t a n u s k a  Vall e y ,  it r e i n f o r c e s  the "hub" c o n n o t a t i o n  of 
the C B D  a n d  also m a k e s  the CBD the m o s t  a c c e s s i b l e  p a r t  of 
to w n  (via p u b l i c  t r a n s i t ) . T h e r e  are p l a n s  to e x p a n d  the 
t r a n s i t  s y s t e m  and to  b e g i n  to p r o v i d e  c r o s s - t o w n  access; 
however, the CBD w i l l  still r e m a i n  the f o c a l  p o i n t  of the 
system. A l l  bus r o u t e s  n o w  step at b o t h  the BAC (Bus 
A c c o m m o d a t i o n  Center) and the F e d e r a l  Build i n g .  E v e n  t h o u g h  
a l a rge n u m b e r  of e m p l o y e e s  m a y  c o n t i n u e  to d r i v e  to work, 
t h i s  f a c i l i t y  should be l o c a t e d  such t h a t  it e n c o u r a g e s  the 
use of p u b l i c  t r a n s i t  and p r o v i d e s  ea s y  a c c e s s  for the low- 
m o b i l i t y  client. B l o c k s  ne x t  to the g r e a t e s t  n u m b e r  o f  bus 
ro u t e s  r e c e i v e d  the h i g h e s t  rating.

4. P r o x i m i t y  to H o t e l s

V i s i t i n g  o u t - o f - t o w n  c l i e n t s  a n d  State e m p l o y e e s  w i l l  n e e d  
to have h o t e l s  and o t h e r  a m e n i t i e s  w i t h i n  a c o n v e n i e n t  w a l k i n g
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d i s t a n c e  cf the n e w  facility. Sites w i t h i n  four b l o c k s  of* 
m a j o r  ho t e l s  w e r e  rated the highest.

5. P r o x i m i t y  to H i g h - V a l u e  C o r n e r

The CBD c o n t a i n s  a large s e g m e n t  of the e x i s t i n g  retail 
space in A n c horage. It is also the o n l y  p e d e s t r i a n - o r i e n t e d  
area of the M u n i c i p a l i t y .  As these retail and p e d e s t r i a n  
ac t i v i t i e s  are strengthened, the CBD wi l l  d e v e l o p  into a 
strong focal p o i n t  for the M u n i c i p a l i t y .  A  site for a 
m i x e d - u s e  f a c i l i t y  located ne a r  the " high-value corner" 
located at F i f t h  A v e n u e  and "E" Street, wi l l  be of a d ded 
b e n e f i t  to S t a t e  e m p l o y e e s  as well as to the shopkeepers.
T h e  bl o c k s  c l o s e s t  to this c o r n e r  re c e i v e d  the high e s t  
rating.

6. P r o x i m i t y  to the Hill B u i l d i n g

P r o x i m i t y  to the M u n i c i p a l  g o v e r n m e n t  at the H i l l  Bu i l d i n g  
was c o n s i d e r e d  v e r y  i m p o r t a n t  since t h ere m a y  be "cross 
cl i entele" b e t w e e n  the M u n i c i p a l i t y  and the State. A d d i t i o n­
ally, p r o x i m i t y  m i g h t  f a c i l i t a t e  c o m m u n i c a t i o n  b e t w e e n  the 
M u n i c i p a l i t y  and the State. T h o s e  bl o c k s  c l o s e  to the Hill 
Bui l d i n g  r e c e i v e d  the h i g h e s t  rating.

7. P r o x i m i t y  to the F e d e r a l  C o m p l e x

The p r o x i m i t y  of the S t ate o f f i c e  c o m p l e x  to the F e d e r a l  
Office C o m p l e x  w a s  c o n s i d e r e d  v e r y  i m p o r t a n t  b e c a u s e  of the 
"cross cli e n t e l e "  b e t w e e n  S t a t e  and F e d eral agencies. 
C o m m u n i c a t i o n  b e t w e e n  the S t a t e  and F e d e r a l  g o v e r n m e n t s  c o uld 
also be improved. Bl o c k s  n e a r  the F e d e r a l  O f f i c e  C o m p l e x  
r e c e i v e d  the h i g h e s t  rating.

8. P r o x i m i t y  to E x i s t i n g  O f f - S t r e e t  P a r king

It is a s s u m e d  th a t  the f a c i l i t y  w i l l  p r o v i d e  p a r k i n g  to m e e t  
m c r t  of the i n c r e m e n t a l  i n c r e a s e d  (not total) p a r k i n g  d e m a n d  

'■ J.ig fr o m  the a d d i t i o n  of S t a t e  emplo y e e s  into the CBD 
aix It is also a s s umed t h a t  c u r r e n t  S t a t e  e m p l o y e e s  
workj.. • . n the CBD have s a t i s f i e d  t heir p a r k i n g  n e eds and 
w i l l  nc^- f u r t h e r  imp a c t  o v e r a l l  p a r k i n g  r e q u i r e m e n t s  in the 
CBD. P r o x i m i t y  to exi s t i n g  p a r k i n g  has b e e n  r a t e d  as having 
little importance. Th i s  l o w  w e i g h t i n g  is not fr o m  a lack 
of c o n c e r n  b u t  rather from the fact that the M u n i c i p a l  
c a p ital i m p r o v e m e n t  p r o j e c t s  c o u l d  add a s i g n i f i c a n t  nu m b e r  
of n e w  p a r k i n g  spaces to t h e  CBD, t h e r e b y  m a k i n g  the l o c a­
tions of e x i s t i n g  p a r k i n g  less important. Blo c k s  w i t h i n  
two blocks of m a j o r  e x i s t i n g  p r i v a t e  p a r k i n g  w e r e  r a ted the 
highest.

9. P r o x i m i t y  to the N e w  Civic F a c i l i t i e s

The n e w  o f f i c e  f a c i l i t y  has a p u r p o s e  not on l y  to house 
State offices, but also to p r o v i d e  o t h e r  se r v i c e s  to the 
community. One p o t e n t i a l  s e r v i c e  w o u l d  be the p u b l i c  u s e  of 
the f a c i l i t y’s p ar k i n g  area d u r i n g  n o n - w o r k i n g  hours. A n
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"off-hours" p a r k i n g  d e m a n d  c r e a t e d  by b o t h  the n e w  P e r f o r m i n g  
Ar t s  Cen t e r  and the n e w  C o n v e n t i o n  C e n t e r  is anticipated. 
A d d i t i o n a l l y ,  the p o t e n t i a l  use of the m e e t i n g  spaces in 
the C o n v e n t i o n  Ce n t e r  b y  S t a t e  a g e n c i e s  for pu b l i c  h e a r i n g s  
and m e e t i n g s  c o u l d  b e  consi d e r e d .  Bl o c k s  c l o s e s t  to these 
n e w  c i v i c  f a c i l i t i e s  r e c e i v e d  the h i g h e s t  ratings.

10. C o m p a t i b l e  w i t h  S u r r o u n d i n g s  _____  _______

The s cale of the CBD v a r i e s  fr o m  s e c tion to section as s h own 
on t h e  l a n d  use m a p  p r e s e n t e d  in E x h i b i t  6E. Some a reas such 
as the w e s t  end are e v o l v i n g  into a l a r g e r - s c a l e d  n e i g h b o r­
hood a s s o c i a t e d  w i t h  m u l t i - s t o r y  o f f i c e  buildings. F i f t h  
and S i x t h  Avenues, b e t w e e n  "F" and "C" S t r e e t s  a l s o  h a v e  a 
la r g e r  s c a l e  f e e l i n g  w h i c h  is d e r i v e d  fr o m  the large m u l t i­
story r e t a i l  b u i l d i n g s  and o f f i c e  s t r u c t u r e s  w h i c h  li n e  
these streets. O t h e r  areas, su c h  as those c lose to the P a r k  
S t r i p  and the Cemetary, are of a small, m o r e  intimate, and 
r e s i d e n t i a l  flavor a c c o m m o d a t i n g  h o u s i n g  and l o w - r i s e  o f f i c e  
structures.

The e a s t  end of t o w n  seems to  be m o s t  o n  the v e r g e  of change. 
Presently, it h o u s e s  l o w - r i s e  s e r v i c e  and r e t a i l  activities, 

r“ some o f f i c e  space, ba r s  and o l d e r  a p a r t m e n t  buildings.
T h i s  is t h e  l e ast p e d e s t i r a n - o r i e n t e d  section of the CBD; 
it hcis l i t t l e  t o  d r a w  t h e  cas u a l  s h o p p e r  o u t  of the ret a i l  
core,. It is a s s u m e d  t h a t  w i t h  t h e  r e c e n t  a d d i t i o n  of the 
Sherciton H o t e l  in th i s  area, n e w  retail d e v e l o p m e n t  wi l l  
occur. T h i s  w i l l  h e l p  u p g r a d e  t h a t  s e c tion of the d o w n t o w n  
area.

I

It is i m p o r t a n t  t h a t  the facility, w h i c h  c o uld be q u ite 
large, c o m p l i m e n t  its s u r roundings. T h e  r a t i n g  of t h e  blocks 
for t h i s  c r i t e r i a  r e l i e d  on the p r o f e s s i o n a l  j u d g e m e n t  of 
the C o n s u l t a n t  a n d  th a t  o f  t h e  P r o j e c t  R e v i e w  Committee.

11. P r o x i m i t y  t o  O p e n  S pace -   _ ...... ......

It is of m o d e r a t e  i m p o r t a n c e  t h a t  the f a c i l i t y  be loca t e d  on 
a site w h i c h  w i l l  h a v e  g u a r a n t e e d  v i s t a s  and outlooks. The 
o n l y  g u a r a n t e e d  op e n  spaces in the CBD are t h e  P a r k  Strip, 
the Bluff, and t h e  C e m e t e r y .  Sites a d j a c e n t  to t hese a reas 
r e c e i v e d  the h i g h e s t  rating.

12. Soils

T h e  l o c a t i o n  of the f a c i l i t y  on  a site w h i c h  w i l l  n o t  r e q u i r e  
special c o n s t r u c t i o n  t e c h n i q u e s  and a d d i t i o n a l  costs d u e  to 
soils c o n d i t i o n s  was c o n s i d e r e d  important. G e n e rally, the 
C B D  a r e a  has g o o d  f o u n d a t i o n  material, e x c e p t  for the Bluff 
a r e a s  to  the n o r t h  a n d  w e s t  sides. The source of da t a  used 
for r a t i n g  w a s  the A n c h o r a g e  C o a s t a l  R e s o u r c e  A t l a s .

13. S e i s m i c

T h e  l o c a t i o n  of the f a c i l i t y  on a site w h i c h  wi l l  not r e q u i r e  
special c o n s t r u c t i o n  t e c h n i q u e s  and a d d i t i o n a l  c osts d u e  to ■
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seismic c o n d i t i o n s  was c o n s i d e r e d  important. The a r eas in 
the CBD seem t o  range g e n e r a l l y  fr o m  e x t r e m e l y  hi g h  s u s c e p­
tib i l i t y  to l o w  s u s c e ptibility. The source of data used 
for ra t i n g  w a s  the A n c h o r a g e  C o a stal R e s o u r c e  A t l a s .

14. U t i l i t y  - W a t e r  _______

C o s t s  for o f f - s i t e  d e v e l o p m e n t  and the p o t e n t i a l  u p g r a d i n g  
of w a t e r  m a i n s  will v a r y  ac r o s s  the d o w n t o w n  area. R e q u i r e­
m e n t s  for each subarea w e r e  d i s c u s s e d  w i t h  the M u n i c i p a l  
W a t e r  U t i l i t y  E n g i n e e r i n g  D e p a r t m e n t  and g e n e r a l i z e d  cost 
c o m p a r i s o n s  developed. T h e s e  c o m p a r i s o n s  w e r e  then used in 
r a t i n g  the blocks. E a c h  b l o c k  w i t h i n  a suba r e a  rec e i v e d  the 
same rating. T h e r e  are p l a n s  to p r o v i d e  a n e w  w a t e r  main 
do w n  F i f t h  Avenue, from G a m b e l l  to "H" or "G" Street, to 
e n s u r e  an a d e q u a t e  w a t e r  supply t o  the CBD. Generally, 
b l o c k s  in the east end of  to w n  r e c e i v e d  the h i g h e s t  ratings.

15. U t i l i t y  - S e wer

T h e r e  are c o n s i d e r a b l e  c osts a s s o c i a t e d  w i t h  r e h a b i l i t a t i n g  
e x i s t i n g  sewer lines to a c c o m m o d a t e  a l a r g e  facility.
T h e s e  c o sts v a r y  fr o m  s u b a r e a  to subarea. Presently, p o t e n­
tial c osts inc r e a s e  as sites m o v e  fr o m  w e s t  to east. A n  
exi s t i n g  36" sewer li n e  is n o w  l o c a t e d  on t h e  w e s t  side of 
t o w n  along the r a i l r o a d  track. In the future, the M u n i c i­
pa l i t y  p l ans to c o n s t r u c t  two 24" sewer lines, one along 
Se c o n d  A v e n u e  and o n e  a long T e n t h  Avenue. The source of 
d a t a  for b l o c k  r a t i n g  w a s  the M u n i c i p a l i t y  of A n c h o r a g e  
S e w e r  Utility, E n g i n e e r i n g  Depart m e n t .  G e n erally, blocks on 
the w e s t  end of  to w n  r e c e i v e d  the h i g h e s t  rating.

16. U t i l i t y  - E l e c t r i c i t y / T e l e p h o n e  - ____ ____________

T he r e  is an a d e q u a t e  e l e c t r i c a l  s u p p l y  in the d o w n t o w n  area 
to a c c o m m o d a t e  the facility. M o s t  e l e c t r i c a l  and t e l e p h o n e  
l ines are l o c a t e d  in the a l l e y s  in u n d e r g r o u n d  c o n c r e t e  
conduit. T h e r e  wi l l  be an e x p e n s e  a s s o c i a t e d  w i t h  the r e l o­
c a t i o n  of t h e s e  e x i s t i n g  lines. A  f e w  areas of town do 
ha v e  o v e r h e a d  e l e c t r i c a l / t e l e p h o n e  lines w h i c h  wi l l  b e  less 
e x p e n s i v e  to relocate. The source of this i n f o r m a t i o n  is 
the M u n i c i p a l  E l e c t r i c a l  U t i l i t y  E n g i n e e r i n g  Department.
T h o s e  bl o c k s  w i t h  o v e r h e a d  l i nes r e c e i v e d  the h i g h e s t  ratings.

17. M i n i m u m  B u s i n e s s  and R e s i d e n t i a l  D i s p l a c e m e n t

T h e s e  c osts are d i f f i c u l t  to d e t e r m i n e  d u e  t o  the v a r i e t y  
of business/residentia.1 t ypes w h i c h  o c c u r  o n  the v a r i o u s  
sites. F o r  example, h o w  do e s  one e q u a t e  t h e  v a l u e  of c h u r c h  
to t h a t  of a bank, or an a c c o u n t i n g  office' to th a t  a 
n i g h t c l u b ?  The b l o c k s  w e r e  r a t e d  a c c o r d i n g  to the a s s e s s e d  
v a l u e  of t h eir i m p r o v e m e n t s  b e c a u s e  th i s  w a s  t h e  only r e a dily 
a v a i l a b l e  q u a n t i t a t i v e  d a t a  w h i c h  c o u l d  be a p p l i e d  equally 
to all situations. B l o c k s  w i t h  h i g h e r  a s s e s s e d  v a l u e s  were 
g i v e n  t h e  l o w e s t  ratings.
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13. P o t e n t i a l  for Retail Use

It is b e l i e v e d  that the f a c i l i t y  c o uld b e n e f i t  from i n c o r­
por a t i n g  retail and s t o r e f r o n t  s e r v i c e - o r i e n t e d  b u s i n e s s e s  
on the g r o u n d  level. This m i x e d - u s e  should add to the 
d e v e l o p m e n t  v i a b i l i t y  of the P r o j e c t  as we l l  as to the 
a m b i e n c e  or "life" w i t h i n  the facility. It is also i m p o r­
tant t h a t  the loc a t i o n  not pr e c l u d e  o t h e r  v i a b l e  ret a i l  
bu s i n e s s e s  fr o m  develo p i n g .  P r o x i m i t y  to o t h e r  re t a i l  
bu s i n e s s e s  c e n t e r e d  in the retail core is the b a s i s  of a 
h i g h  rating.

D. S e l e c t i o n  of F i n a l  Site C a n d i d a t e s

Each block was rated and scored by  the C o n s u l t a n t  u s i n g  the e i g h t e e n  
site eva l u a t i o n  c r i t e r i a  above. E x h i b i t  6F p r e s e n t s  the total, 
co m p o s i t e  score for each of the 32 blocks evaluated. Sc o r e s  ra n g e d  
from a low of 131 for b l o c k  83 to a h i g h  of 207 for b l o c k  48.

The blocks w h i c h  scored above the m e d i a n  (a total of 17 blocks) 
were then paired a c c o r d i n g  to  the p r i o r i t y  c r i t e r i a  to d e v e l o p  
a l t e r n a t i v e  sites for the facility. A  site is c o n s i d e r e d  as a 
c o n t i g u o u s  r e c t i l i n e a r  two b l o c k  area. T h e  w e i g h t e d  scores for 
ea c h  b l ock of e a c h  site w e r e  a dded t o g e t h e r  to p r o v i d e  a total 
w e i g h t e d  score for each site. T h i s  i n f o r m a t i o n  is p r e s e n t e d  in 
E x h i b i t  6G. The five h i g h e s t  r a n k i n g  sites w e r e  i d e n t i f i e d  as:

Site A  - T w o  blocks b o u n d e d  by S e v e n t h  A v e n u e  on the north,
E i g h t h  A v e n u e  o n  the south, "C" Str e e t  o n  the east, and 
"E" Street o n  the w e s t  (total w e i g h t e d  s c o r e’3 9 8 ) .
T h e s e  are b l o c k s  77 and 78 as shown on E x h i b i t  6C.

Site B - Two bl o c k s  b o u n d e d  b y  F o u r t h  A v e n u e  o n  t h e  north, F i f t h  
A v e n u e  on the south, "A" S t r e e t  on the e a s t  and "C"
St r e e t  on the w e s t  (total w e i g h t e d  score 395) . Bl o c k s
45 and 46 on E x h i b i t  6C.

Site C - Two bl o c k s  b o u n d e d  by F i f t h  A v e n u e  on the north, Sixth 
A v e n u e  on the south, "A" Street on t h e  west, and "C"
Street o n  the east (total w e i g h t e d  score 395). Blocks
47 and 48 on E x h i b i t  6C. - •

Site D - Two blo c k s  b o u n d e d  b y  S e v e n t h  A v e n u e  on the north,
E i g h t h  A v e n u e  on  the south, "E" Str e e t  on the east, and 
"G" Street o n  the w e s t  (total w e i g h t e d  s core 393).
B locks 79 and 80 on E x h i b i t  6C.

Site E - Two blocks b o u n d e d  by  S e v e n t h  A v e n u e  on t h e  north,
N i n t h  A v e n u e  on the south, "C" S t r e e t  o n  the east, and 
"D" St r e e t  o n  the w e s t  (total w e i g h t e d  score 377).
Blocks 77 and 103 on E x h i b i t  6C.
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T h ese five sites w e r e  r e v i e w e d  by the P r o j e c t  A d v i s o r y  Com m i t t e e .  
The C o m m i t t e e  d e c i d e d  o n l y  four of the five sites should be c o n­
sidered for f u r t h e r  study, the e x c e p t i o n  b e ing Site B. The 
C o m m i t t e e  e l i m i n a t e d  this site for the f o l l o w i n g  reasons:

• O t h e r  s t u dies c u r r e n t l y  b eing m a d e  i n d i c a t e  th a t  c o m m e r c i a l  
d e v e l o p m e n t  of t h i s  site m a y  be its h i g h e s t  and b e s t  use.

• The F o u r t h  A v e n u e  side o f  the site is an ar e a  of p o t e n t i a l  
h i s t o r i c a l  significance.

• The m u l t i p l i c i t y  of ow n e r s  on the n o r t h  side of the site 
c o u l d  m a k e  a c q u i s i t i o n  of the site d i f f icult.

• The i n a b i l i t y  of b u s i n e s s e s  o n  the n o r t h  side of the site 
to r e l o c a t e  and m a i n t a i n  t h e i r  c l i e n t e l e  c o uld c r e a t e  
p o l i t i c a l  and social r e p e r c ussions.

• A p o r t i o n  of the south side of the site has been i d e n t i f i e d  
as a p o t e n t i a l  loc a t i o n  for a M u n i c i p a l  p a r k i n g  garage.

• The site is the m o s t  r e m o v e d  of the five fr o m  the F e d e r a l  
and M u n i c i p a l  o f f i c e  facilities.

It should be n o t e d  th a t  site a c q u i s i t i o n  cost, t h r o u g h  n o t  i n c l u d e d  
in the above c r i t e r i a  and b l o c k  analysis, was v i e w e d  as e x t r e m e l y  
important. Due to its importance, this c r i t e r i a  d i d  not fit 
w i t h i n  the e i g h t e e n  c r i t e r i a  a n a l y s i s  f o r m a t  u s e d  above. The 
m e t h o d  u s e d  to a n a l y z e  t h e  site a c q u i s i t i o n  co s t  for e a c h  b l o c k  w a s  
•the "cost b e n e f i t  ratio" o r  "cost b e n e f i t  index". Th i s  e x e r c i s e  
p r o v i d e d  a m e a n s  of c o m p a r i n g  the b e n e f i t s  of e a c h  site to the 
a c q u i s i t i o n  and d e v e l o p m e n t  cost. T h e  re s u l t  is an index o f  the 
"value" of ea c h  site. T h e  f o r mula for this index is:

C o s t  B e n e f i t  I n d e x  =  Site T o t a l  W e i g h ted Po i n t . S c o r e
Site A c q u i s i t i o n  C o s t

The t o tal w e i g h t e d  p o i n t  score for e a c h  two b l o c k  site w a s  p r e­
sented on  E x h i b i t  6G. The site a c q u i s i t i o n  c o s t s  d e v e l o p e d  by the 
C o n s u l t a n t  w e r e  p r e l i m i n a r y  in n a t u r e  and int e n d e d  o n l y  for p u r p o s e s  
of compar'son; t h e y  w e r e  n o t  c o n s i d e r e d  as appraisals. The un i t  
.of the cost b e n e f i t  index was t h e  t o tal w e i g h t e d  p o i n t  score per 
m i l l i o n  d o l l a r s  of site a c q u i s i t i o n  a n d  d e v e l o p m e n t  cost. S p e c i f i c  
site cost d a t a  is c o n f i d e n t i a l  and is n o t  in c l u d e d  in th i s  r e p ort.

Sites C. D and E as n o t e d  o n  pa g e  85 had the t h ree h i g h e s t  co s t  
b e n e f i t  indexes. The site w h i c h  ra n k e d  fo u r t h  b y  the c o s t  b e n e f i t  
index did n o t  r a n k  w i t h i n  the top five sites u n d e r  the total 
w e i g h t e d  score rating. Th i s  site c o n s i s t s  o f  the two b l o c k s  b o u n d e d  
by E i g h t h  A v e n u e  on the north, N i n t h  A v e n u e  on the south, "C" S t r e e t  
on the east and "E" St r e e t  on the west.



The site li s t e d  as Site A  on E x h i b i t  6G r a n k e d  f i fth a c c o r d i n g  to 
the cost b e n e f i t  index.

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  c o n c l u d e d  it w o u l d  be r e a s o n a b l e  
to e l i m i n a t e  one site, the f o u r t h  ranking c o s t  b e n e f i t  index 
(blocks 1Q2 and 103) f r o m  f u r t h e r  c o n s i d e r a t i o n  b e c ause t h ree sites 
in the same g e n e r a l  area are al s o  b e i n g  c o n s i d e r e d  and ea c h  scored 
h i g h e r  on b o t h  total w e i g h t e d  scores and the c o s t  b e n e f i t  indexes.

The t o tal w e i g h t e d  score of one b l o c k  of the site (block 102) is 
s i g n i f i c a n t l y  ower th a n  the o t h e r  b l o c k s  in that area, w h i l e  the 
o t h e r  b l o c k  of the site is a l r e a d y  b e i n g  c o n s i d e r e d  as p a r t  of 
Site E above.

It w a s  felt t h a t  a t  l e a s t  o n e  site in the final c o n s i d e r a t i o n  should 
be p h y s i a l l y  s e p a r a t e d  f r o m  the o t h e r  sites b e i n g  c o n s i d e r e d  to 
p r o v i d e  a n  a l t e r n a t i v e  for p u r p o s e s  of c o m p a r i s o n  and for p u r p o s e s  
of final selection.

E. F o u r  S i t e s  for F u r t h e r  C o n s i d e r a t i o n  _ ... _

The final r e s u l t  w a s  t h a t  f o u r  t w o - b l o c k  sites w e r e  s e l e c t e d  for 
fu r t h e r  c o n s i d e r a t i o n .  T h e s e  sites, shown o n  E x h i b i t  6H, include:

Site I - T w o  b l o c k s  b o u n d e d  b y  S e v e n t h  A v e n u e  on the north, 
E i g h t h  A v e n u e  on the south, "E" St r e e t  on the east, 
and "G" S t r e e t  o n  t h e  w e s t  (blocks 79 and 80).

Site II - T w o  b l o c k s  b o u n d e d  b y  S e v e n t h  A v e n u e  on the north, 
E i g h t h  A v e n u e  o n  the south, "C" Str e e t  on t h e  east, 
a n d  "E" S t r e e t  on the w e s t  (blocks 77 and 78).

• Site* III - T w o  b l o c k s  b o u n d e d  b y  S e v e n t h  Avenue, on. t h e  north, 
N i n t h  A v e n u e  on the south, nC ” Str e e t  o n  the east, 
and "D" S t r e e t  o n  the w e s t  (blocks 77 and 103).

Site IV - T w o  b l o c k s  b o u n d e d  b y  F i f t h  A v e n u e  on the north,
S i x t h  A v e n u e  on  the south, "A" Street on the east, 
and "C" S t r e e t  o n  t h e  w e s t  (blocks 47 and 48).

Ch a p t e r  V I I  d i s c u s s e s  the e v a l u a t i o n  of the four a l t e r n a t i v e  sites 
and p r o v i d e s  c e r t a i n  i n f o r m a t i o n  t h a t  w i l l  b e  h e l p f u l  to t h e  State 
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  in s e l e c t i n g  the site t h a t  is 
m o s t  s u i t a b l e  and w i l l  b e  u s e d  for the d e v e l o p m e n t  of the A n c h o r a g e  
State O f f i c e  Building.
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CHAPTER VII 
Evaluation of Sites

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

The four a l t e r n a t i v e  sites b eing c o n s i d e r e d  for a c o n s o l i d a t e d  
S t a t e  o f f i c e  f acility are a n a l y z e d  and c o m p a r e d  here in C h a p t e r  VII. 
The em p h a s i s  of the C o n s u l t a n t  d u r i n g  this final p hase of the site 
s e l e c t i o n  process was t o  e v a l u a t e  the sites against v a r i o u s  criteria, 
c o m p a r i n g  one site to another, and not the e l i m i n a t i o n  of sites 
as in the p r e v i o u s  p h a s e s  of  the site selec t i o n  process. The 
d e c i s i o n  to select a s p e c i f i c  site t o  a c c o m m o d a t e  the A n c h o r a g e  
State O f f i c e  Bu i l d i n g  wi l l  be left to the State.

The C o n s u l t a n t  d e v e l o p e d  a series of e v a l u a t i o n  c r i t e r i a  th a t  c o uld 
be used to te s t  or c o m p a r e  the four final c a n d i d a t e  sites. C o m p a r­
ative inform a t i o n  w a s  a s s e m b l e d  and p r e s e n t e d  to the DOA and the 
A d v i s o r y  C o m m i t t e e  for t h e i r  review.

B. B u i l d i n g  P a r a m e t e r s  and D e s i g n  G u i d e l i n e s

A f t e r  the four a l t e r n a t i v e  sites w e r e  selected b y  the P r o j e c t  R e v i e w  
C o m m i t t e e  for further analysis, it w a s  n e c e s s a r y  to d e v e l o p  c e r t a i n  
p a r a m e t e r s  for the S tate o f f i c e  f a c i l i t y  so that a c o m p a r i s o n  of 
the a b i l i t y  of e a c h  of the four sites to a c c o m m o d a t e  the r equired 
space c o u l d  be made. The p a r a m e t e r s  w h i c h  w e r e  e s t a b l i s h e d  and us e d  
in the c o m p a r a t i v e  a n a l y s i s  included:

B u i l d i n g  P a r a m e t e r s  -

• The initial f a c i l i t y  m u s t  p r o v i d e  a p p r o x i m a t e l y  4 5 0 ,000 GSF 
o f  a b o v e - g r a d e  o f f i c e  space.

• T h e  fac i l i t y  m u s t  be c a p able of e x p a nding in a m i n i m u m  of two 
in c rements in a n o n - d i s r u p t i v e  m a n n e r  to support u l t i m a t e  
o c c u p a n c y  of up to 2,800 p e r s o n n e l  in a p p r o x i m a t e l y  650,000 
GSF.

• The site w o u l d  p r o v i d e  u n d e r g r o u n d  p a r k i n g  on one or two 
le v e l s  for u p  to 1,000 p a r k i n g  spaces.

• T h e  f a c i l i t y  m u s t  i n i t i a l l y  p r o v i d e  b e t ween 30,000 GSF and
50,000 GSF at  g r a d e  level a p p r o p r i a t e  for retail d e v e l o p m e n t  
or pu b l i c  u s e  spaces.
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P r e l i m i n a r y  De s i g n  G u i d e l i n e s

E a r l y  d i s c u s s i o n s  w i t h  the c l i e n t  focused on  their de s i r e  to b u i l d  
a h u m a n - s c a l e d  f a cility w h i c h  w o u l d  e n h a n c e  its surroundings. A  
v a r i e t y  o f  spaces and a h i g h  p e r c e n t a g e  of op e n  space w e r e  d i s c u s s e d  
as d e s i r a b l e  features. In an attempt to p r o v i d e  ade q u a t e  l a n d­
scaping and d e s i g n  flexibility, i t  was a s s u m e d  that u n d e r g r o u n d  
park i n g  w o u l d  be s t  serve th i s  type of facility. F o l l o w i n g  is a 
list of the p r e l i m i n a r y  d e s i g n  guidelines:

• The fac i l i t y  w o u l d  be d e s i g n e d  to e n c o m p a s s  a v a r i e t y  of 
roof heights.

• The m a x i m u m  h e i g h t  of the f a c i l i t y  w o u l d  be e ight levels 
a b o v e  grade.

• B e t w e e n  40% and 50% of the site w o u l d  be ret a i n e d  as o p e n  
space for landscaping, walks, and o p e n  air plazas.

• T r e e d  b u f f e r s  w o u l d  be p r o v i d e d  along m a j o r  art e r i a l  streets.

• On Site III, a 100 foot setback from the Park S t r i p  w o u l d  be 
m aintained.

• U n d e r g r o u n d  p a r k i n g  w o u l d  be p r o v i d e d  a l t h o u g h  a l i m ited 
n u m b e r  o f  o n -graae s h ort t e r m  p a r k i n g  and h a n d i c a p p e d  spaces 
m a y  be allowed.

In c o n j u n c t i o n  w i t h  the m a s s i n g  d e t e r m i n a n t s  d e s c r i b e d  l a ter in 
C h a p t e r  VII, t h ese g u i d e l i n e s  w e r e  us e d  to d e v e l o p  p o t e ntial 
c o n c e p t u a l  f a c i l i t y  d i a g r a m s  for each site. T h e s e  d i a g r a m s  are 
i n c l u d e d  in C h a p t e r  VIII.

C. Site E v a l u a t i o n  C r i t e r i a  and A n a l y s i s

E x h i b i t  7A shows the r e l a t i o n s h i p  o f  e a c h  o f  the four selected 
a l t e r n a t i v e  sites to s i g n i f i c a n t  e x i s t i n g  s t r u c t u r e s  in the CBD. 
P a r t i c u l a r  r e f e r e n c e  is d r a w n  to the r e l a t i o n s h i p  of the sites to 
the F e d e r a l  Building, the A R C O  fa c i l i t y  e x p a n s i o n  project, the Hill 
Building, and P r o j e c t  80s.

As  can be seen, t hree sites are in r e l a t i v e l y  close p r o x i m i t y  to 
o n e  a n o t h e r  and two of the sites i n c lude b l o c k  77. Si t e  IV is 
o n l y  two o r  t h r e e  blocks r e m o v e d  fr o m  the o t h e r  three sites.
D u r i n g  d i s c u s s i o n s  in the secori r e v i e w  m e e t i n g  w i t h  the P r o j e c t  
A d v i s o r y  Committee, it w a s  s u g g ested th a t  c. "reserve cont i n g e n c y "  
be e s t a b l i s h e d  and that sites c o n s i d e r e d  sho u l d  have the p o t e n t i a l  
of e x p a n d i n g  to a t hird c o n t i g u o u s  block. It w a s  found th a t  three 
sites c o u l d  in fact be "linked" w i t h  a t h i r d  b l o c k  w i t h o u t  c r o s s i n g  
a m a j o r  t r a f f i c  a r t e r y  as d e f i n e d  in C h a p t e r  VI. In m a n y  cases, 
t h e  t h ird b l o c k  w o u l d  be a c o m p o n e n t  of a n o t h e r  site a l t e r native.
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The c r i t e r i a  d e v e l o p e d  for the a n a l y s i s  of  these four a l t e r n a t i v e  
sites w a s  g r o u p e d  into four m a j o r  categories:

1• M a s s i n g  D e t e r m i n a n t s  - the u r b a n  d e s i g n  features and a c c e s s
c o n s i d e r a t i o n s  for each site.

2. A m e n i t i e s  - the r e l a t i o n s h i p  of  C B D  a m e n i t i e s  to e a c h  site.

3. E c o n o m i c  F e a t u r e s  - the d i s p l a c e m e n t  activity, future 
d e v e l opment, and m i x e d - u s e  p o t e n t i a l  for e a c h  site.

4. Site A c q u i s i t i o n  - c u r r e n t  o w n e r s h i p  p a t t e r n s  and c o sts for '
a c q u i r i n g  and d e v e l o p i n g  e a c h  site. •

The c r i t e r i a  for ea c h  of these c a t e g o r i e s  is shown b e l o w  and d i s­
cussed in detail in the r e m a i n d e r  of this chapter.

1. M a s s i n g  D e t e r m i n a n t s

• U r b a n  De s i g n  F e a t u r e s

• Sun
• V i e w
• N o i s e
• Scale

• Ac c e s s

• P e d e s t r i a n
• T r a n s i t
• V e h i c u l a r

2. A m e n i t i e s

• F e d e r a l  O f f i c e  C o m p l e x
• Hill B u i l d i n g
• Retail C e n t e r
• N e w  C i v i c  F a c i l i t i e s
• P a r k i n g

3. E c o n o m i c  F e a t u r e s

• D i s p l a c e m e n t  A c t i v i t y  
9 Fu t u r e  D e v e l o p m e n t
• M i x e d - u s e

4. Site A c q u i s i t i o n s

• O w n e r s h i p  P atterns
• Cost



A  d e f i n i t i o n  of e a c h  c r i t e r i a  and an a n a l y s i s  of e a c h  site as it 
r e l a t e s  to th a t  c r i t e r i a  follows.

1. M a s s i n g  D e t e r m i n a n t s

U r b a n  D e s i g n  F e a t u r e s . The u r b a n  design f e atures c o n s i d e r e d  
m  th i s  s e c t i o n  are: sun a v a i l a b i l i t y , views, noise, and
su r r o u n d i n g  scale.

A c c e s s  to s u nlight w a s  a n a l y z e d  in terms of "guaranteed" 
ac c e s s  in the f u t u r e  a f t e r  t h e  m a x i m u m  a l l o w a b l e  d e v e l o p m e n t  
has o c c u r r e d  o n  s u r r o u n d i n g  blocks. Si t e  I is b o r d e r e d  on  
the w e s t  b y  the A R C O  c o m p l e x  and on the s outh and ea s t  by 
u n d e r d e v e l o p e d  blocks. O n c e  developed, b u i l d i n g s  on t h e s e  
blocks c o u l d  b l o c k  s u n l i g h t  to Si t e  I, at l e ast at the 
street level. S i t e  II is s i m i l a r l y  s u r r o u n d e d  b y  u n d e r­
devel o p e d  blocks, e x c e p t  for t h e  F e d e r a l  c o m p l e x  to the east. 
This c o m p l e x  is a r e l a t i v e l y  lo w - r i s e  dev e l o p m e n t ,  and do e s  
not b l o c k  the sun to  Si t e  II. Site III has the m o s t  g u a r­
ante e d  sun access, since it b o r d e r s  b o t h  the F e d e r a l  c o m p l e x  
t o  the e a s t  and the P a r k  S t r i p  to the south. O n l y  on the 
we s t  c o u l d  future d e v e l o p m e n t  occur, b l o c k i n g  sunshine.
Site IV is simi l a r  t o  the f i rst two sites in that it is 
s u r r o u n d e d  b y  u n d e r d e v e l o p e d  blocks, e x c e p t  to the s o u t h e a s t  
w h e r e  a l o w - r i s e  m u s e u m  stands, e n s u r i n g  sunlight.

Street l e vel v i e w s  f r o m  t h e  C B D  are t h o s e  w h i c h  look east to 
the m o u n t a i n s ,  s o u t h  to the P a r k  Strip, o r  n o r t h w e s t  to 
the Inlet. S i t e s  I, II a n d  III o f f e r  some d i r e c t  v i e w s  
to op e n  space. S i t e  I h a s  a v i e w  do w n  "F" S t r e e t  .to the 

. P a r k  Strip; S i t e  II has a v i e w  d o w n  "E" S t r e e t  to t h e  Pa r k  

.. S t rip and also a c r o s s  t h e  F e d e r a l  c o m p l e x  to the mou n t a i n s ;  
Site III l ooks e a s t  to  t h e  m o u n t a i n s  and south to t h e  P a r k  
Strip. Site IV d o e s  n o t  o f f e r  a n y  p a r t i c u l a r  v i e w s  at the 
street level.

N o i s e  w a s  a d d r e s s e d  in t w o  ways. First, the n o i s e  g e n e r a t e d  
b y  the facility. Second, the eff e c t  of e x i s t i n g  n o i s e  on 
the facility. N o i s e  w h i c h  is g e n e r a t e d  by  the fac i l i t y  
comes f r o m  a d d i t i o n a l  t r a f f i c  and from b u i l d i n g  c o n struction. 
E x i s t i n g  n o i s e  is f r o m  s u r r o u n d i n g  traffic. It is a s s u m e d  
th a t  all sites wi l l  c a u s e  tha same a m o u n t  of n o i s e  generation, 
y e t  b e c a u s e  of t h e i r  d i f f e r e n t  locations, the i m p a c t s  of 
this n o i s e  m i g h t  be d i f f e r e n t .  T h e  i n c r e a s e d  e m p l o y e e  and 
v i s i t o r  t r a f f i c  w i l l  add t r a f f i c  n o i s e  t o  Site I s ince this 
site is n o w  l o c a t e d  a w a y  fr o m  p r e s e n t  o n e - w a y  arterials.
Sites II, III, and IV a r e  l o c a t e d  on m a j o r  arterials, t h e r e­
fore the a d d e d  t r a f f i c  a s s o c i a t e d  w i t h  t h ese sites w i l l  be 
n e a l i g i b l e .  C o n c e r n i n g  e x i s t i n g  noise, Site I has t h e  least 
a m o u n t  of e x i s t i n g  noise, since it is not on any of the 
m a j o r  o n e - w a y  a r t e r i a l s .  S ites II and III b o r d e r  "C" Street, 
w h i c h  as a m a j o r  a r t e r i a l  is h e a v i l y  t r a f f i c k e d  and noisy.
Site III also b o r d e r s  N i n t h  A v e n u e ,  a n o ther h e a v i l y  t r a f f i c k e d
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street. Site IV is at the n o i s i e s t  l o cation since it is 
b o r d e r e d  on all four sides b y  m a j o r  o n e - w a y  a r t e r i a l s  and 
the t r a f f i c  is e x t r e m e l y  h e a v y  at times.

S i n c e  m a n y  of the b l o c k s  s u r r o u n d i n g  the four a l t e r n a t i v e  
sites are u n d e r - d e v e l o p e d  at this time, it is d i f f i c u l t  to 
d e t e r m i n e  w h a t  scale w i l l  emerge w i t h  future d e v e lopments. 
Presently, Site I is b o r d e r e d  on the w e s t  b y  the A R C O  
f a c i l i t y  w h i c h  is b u i l d i n g  a 21 - s t o r y  addition; to the n o r t h  
and e a s t  there are re t a i l  and of f i c e  b u i l d i n g s  fr o m  two to 
e i g h t  stories high and p a r k i n g  lots. The s o u t h e r n  bl o c k s  
c o n t a i n  l o w -scaled o f f i c e  b u i l d i n g s  and houses r a n g i n g  from 
o n e  to t hree s t o ries in height.

Site II is b o u nded on the e a s t  by the n e w  Fede r a l  c o m p l e x  
w h i c h  has a low p r o f i l e  along "C" Street. To the s o uth and 
w e s t  of  Site II there are h o u s i n g  u n i t s  and of f i c e  buildings, 
o n l y  one or two stories high. To the north, there are the 
re t a i l  e s t a b l i s h m e n t s  of the CBD. Site III is also b o r d e r e d  
b y  the F e d eral Bui l d i n g  and b y  the M o d u l e  G  Park to the east 
and by  the Pa r k  Strip to the south. T h e s e  two features 
p r o v i d e  a v e r y  l o w - s c a l e  setting for Site III o n  t hese sides. 
T o  the w e s t  exists on e -  or  t w o - s t o r y  o f f i c e  buildings.

Site IV  is east of the m a i n  d e v e l o p e d  re t a i l  s e c tion of the 
CBD. T h i s  site is s u r r o u n d e d  b y  u n d e r - d e v e l o p e d  blocks, 
e x c e p t  for the s o u t h e a s t  portion, w h i c h  c o ntains the museum. 
Th e  r e m a i n i n g  b l o c k s  c o n t a i n  bars, small b usinesses, or are 
e m p t y  lots. It is a p p a r e n t  that, p e r h a p s  w i t h  the e x c e p t i o n  
of the w e s t  side of Site I, no  h i g h - r i s e  or d e n s e  b u i l d i n g  
scale exists on the b l o c k s  s u r r o u n d i n g  t h ese sites. It w a s  
r e c o m m e n d e d  at the b e g i n n i n g  of  this c h a p t e r  that this f a c i l­
ity v a r i e s  its h e i g h t  in o r d e r  to a v o i d  the c o n s t r u c t i o n  of 
a m o n o l i t h i c  s t r u cture and t h a t  t h ese h e i g h t s  should r a nge 
from t hree to e i g h t  s t o ries to be in k e e p i n g  w i t h  the o r d e r  
b e i n g  e s t a b l i s h e d  in the CBD. All sites c o uld a c c o m m o d a t e  
a 650,000 GSF building. T h e  o n l y  poten t i a l  scale c o n f l i c t  
m i g h t  o c c u r  along t h e  s o uthern edge of Site III w h i c h  b o r d e r s  
the P a r k  Strip.

A c c e s s . A c c e s s  to and f r o m  the f a c i l i t y  is e x t r e m e l y  i m p o r­
tant. In this section, p e destrian, transit, and v e h i c u l a r  
a c c e s s  are evaluated.

P e d e s t r i a n  a c c e s s  is i m p o r t a n t  for the pu b l i c  w h o  w i l l  v i s i t  
the f a c i l i t y  a n d f o r  the d o w n t o w n  b u s i n e s s m a n  w h o  w i l l  be 
a b l e  to w a l k  to the facility. All sites ha v e  ad e q u a t e  
p e d e s t r i a n  access f r o m  the. c e n tral core of the CBD. Sites 
I, II and III lie b e t w e e n  the A R C O  and F e d e r a l  c o m p l e x e s  an 
just s outh of the m a i n  re t a i l  d i s t r i c t  of the CBD. 
A d d i t i o n a l l y ,  these t h ree sites lie at the t e r m i n u s  of one
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of the two p r o p o s e d  p e d e s t r i a n  m a l l s  - the "P" Street Ma l l  
and the "D" S t r e e t  Mall. Site IV lies n o r t h  of the F e d e r a l  
c o m p l e x  and east of the m a j o r  d o w n t o w n  retail facilities.
It has the least d e s i r a b l e  p e d e s t r i a n  access since this site 
is l o c a t e d  east of "C" Street, away from the m a j o r i t y  of 
the C B D  p e d e s t r i a n  activity. "C" S t r e e t  is a d i f f i c u l t  
street to c r o s s  and p r e s e n t s  s o m e w h a t  of a p s y c h o l o g i c a l  
barrier.

T r a n s i t  access is good to all four sites. T h r e e  of the four 
sites c o u l d  e a s i l y  a c c o m m o d a t e  a bus stop w h i c h  w o u l d  be 
served b y  the m a j o r i t y  of t r a n s i t  routes. T hese t hree sites 
are Site I, II and III, w h i c h  b o r d e r  S e v e n t h  Avenue, b e t w e e n  
the m a i n  Bus A c c o m m o d a t i o n  C e n t e r  and the F e d eral c o m plex 
bus stop. Si t e  IV is b o r d e r e d  on all four sides b y  m a j o r  
on e - w a y  arterials. The d i r e c t i o n  of these a r t e rials is 
such t h a t  it is i m p o s s i b l e  to p l a c e  a bus stop on the site 
un l e s s  c o n t r a - f l o w  lanes are instituted. Site IV is o n l y  a 
t w o - b l o c k  w a l k  fr o m  the F e d e r a l  B u i l d i n g  bus stop and m a n y  
bus rou t e s  stop a c r o s s  F i f t h  A v e n u e  from the site.

V e h i c u l a r  a c c e s s  t o  ea c h  site is also i m p o r t a n t  for the 
emp l o y e e  w h o  drives, as we l l  as for the v i s i t o r  w h o  drives. 
Site IV has the b e s t  a u t o m o b i l e  access b e c a u s e  it is 
s u r r o u n d e d  b y  four o n e - w a y  a r t e r i a l s  w h i c h  c o n n e c t  the CBD 
w i t h  the e a s t e r n  and s o u t h e r n  se c t i o n s  of the Munici p a l i t y .  
S ites II and III b o r d e r  one of the o n e - w a y  m a i n  a r t e r i a l s  
g o ing s o uth o u t  of t o w n  and are in c l ose p r o x i m i t y  t o  three 
o t her m a i n  o n e - w a y  a r t e rials. Site I does not b o r d e r  any 
o n e - w a y  a r t e r i a l  and is the least e a s i l y  a c c e s s i b l e  of t h e  
four sites. T h e r e  has be e n  some d i s c u s s i o n  in the T r a f f i c  
E n g i n e e r i n g  D e p a r t m e n t  of t h e  M u n i c i p a l i t y  of m a k i n g  "G" and 
"E" S t r e e t s  o n e - w a y  s t r e e t s  into and out of the CBD. T h e s e  
streets b o r d e r  b o t h  Sites I and II. It should be n o ted 
t h a t  n o n e  of the f o u r  sites po s e  d i f f i c u l t  v e h i c u l a r  a c c e s s /  
eg r e s s  problems.

A m e n i t i e s

In t h i s  context, the t e r m  a m e n i t i e s  r e f e r s  to the r e l a t i o n­
ship of c e r t a i n  e x i s t i n g  CBD fac i l i t i e s  to the four a l t e r n a­
tive sites. It w a s  a s s u m e d  in this study that ben e f i t s  w o u l d  
be d e r i v e d  f r o m  b e i n g  s i t u a t e d  near these facilities. These 
f a c i l i t i e s  incl u d e  the F e d e r a l  o f f i c e  complex, the Kill 
Building, the r e t a i l  center, the n e w  civic facilities, and 
parking. T h e  v a l u e  of p r o x i m i t y  to t hese fac i l i t i e s  has 
b e e n  d i s c u s s e d  in C h a p t e r s  V  and VI, and w i l l  n o t  be 
r e p e a t e d  in this analysis.
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F e d e r a l  O f f i c e  C o m p l e x . 3riefly, the F e d e r a l  office complex 
is w i t h i n  two bl o c k s  of all sites and is d i r e c t l y  a c r o s s  "C"
S t r e e t  f r o m  Sites II and III. Site I is two blo c k s  to the
w e s t  and Site IV is two blocks to the north.

Hill B u i l d i n g . The Hill B u i l d i n g  con t a i n s  M u n i c i p a l  o f f i c e s  
and is in one of the a d j a c e n t  b l o c k s  to the n o r t h  o f  Site
I. It is two blocks fr o m  Site II, three b l o c k s  from Site
III and four b l o c k s  from Site IV.

R e t a i l  ♦ The h i g h - v a l u e  c o m e r  (retail center) w a s  a s s u m e d  
to be just n o r t h  of J.C. Pe n n e y ' s  at F i f t h  and "E". Sites 
I, II and IV are two b l o c k s  away and Sice III is t hree b l o c k s  
away.

N e w  C i vic F a c i l i t i e s . The n e w  c ivic fac i l i t i e s  p l a n n e d  for 
the C B D  include a C o n v e n t i o n  C e n t e r  l o c ated b e t ween "E" 
and "F" and along S i x t h  Avenue, a P e r f o r m i n g  A r t s  Center 
b e t w e e n  F i f t h  and S i xth and ”G" and " F " , and two p e d e s t r i a n -  
o r i e n t e d  m a l l s  on "F" and "G" Streets, and a p e d e s t r i a n -  
orier.ted lan d s c a p e d  F o u r t h  Avenue. The park i n g  g a r a g e  in 
the n e w  State of f i c e  f a c i l i t y  c o u l d  b e n e f i t  t h e s e  n e w  civic 
c e n t e r s  d u r i n g  the n o n - w o r k i n g  hours. A d d i t i o n a l l y ,  b y  
p l a c i n g  the State O f f i c e  B u i l d i n g  a long one of the p e d e s t r i a n  
ma l l s ,  the v a r i o u s  c o m p o n e n t s  of the CBD c o u l d  b e g i n  to be 
tied to g e t h e r  in an o r g a n i z e d  fashion. Sites I, II and III 
all b o r d e r  "F" or "D" Stre e t s  and c o u l d  be c o m e  the ter m i n u s  
for the p e d e s t r i a n  malls. Si t e  IV is l o c a t e d  just to the 
ea s t  of  "C" S t r e e t  and p e r h a p s  c o uld be linked w i t h  the "D" 
S t r e e t  Mall. Sites I and II are w i t h i n  two bl o c k s  of the 
n e w  C o n v e n t i o n  Center and P e r f o r m i n g  A r t s  Center, and S ites 
III and IV are within t hree blocks.

. P a r k i n g . All four sites are ac r o s s  the street from pub l i c  
p a r k i n g  a n d / o r  w i t h i n  one b l o c k  of a large p a r k i n g  garage. 
T h e s e  p a r king fac i l i t i e s  m a y  be u s e d  b y  e m p l o y e e s  as we l l  
as by v i s i t o r s  as required.

3. E c o n o m i c  F e a t u r e s

E a c h  cf the four sites w i l l  have a d i f f e r i n g  ec o n o m i c  impact 
on the e x i s t i n g  eco n o m i c  fabric of the CBD. E a c h  site will 
r e q u i r e  the d i s p l a c e m e n t  of some e x i s t i n g  b u s i n e s s e s  and 
residences; each site w i l l  spur d i f f e r e n t  g r o w t h  pa t t e r n s  on 
a d j a c e n t  sites; ea c h  site m a y  have a som e w h a t  d i f f e r e n t  
p o t e n t i a l  for m i x e d - u s e  o r  r e t a i l / c o m m e r c i a l  service d e v e l o p­
m e n t  w i t h i n  the facility.

D i s p l a c e m e n t  A c t i v i t y . The s e l e c t i o n  of Site IV w o u l d  cause 
the g r eatest amount of d i s p l a c e m e n t  of e x i s t i n g  business.
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B u s i n e s s e s  w h i c h  w o u l d  be d i s p l a c e d  include, but are not 
l i m i t e d  to, the M o n k e y  W h a r f  N i g h t  Club, a bar, two pawn 
shops, a lun c h e o n  cafe, two O r i e n t a l  restaurants, a 
pizzeria, a shoe repair, a w e l l - e s t a b l i s h e d  m u s i c  store, a 
laundry, and serveral o f f i c e - t y p e  busin e s s e s .  It is b e l i e v e d  
that n o n e  of the above b u s i n e s s e s  w o u l d  suffer u n d u l y  if 
r e l o c a t e d  b e c a u s e  the CBD c o n t a i n s  a d e q u a t e  u n d e v e l o p e d  and 
u n d e r - d e v e l o p e d  p r o p e r t y  to a l l o w  for s u b s t a n t i a l  f l u c t u­
ation in small b u s i n e s s  l o c a t i o n s  w i t h o u t  loss of CBD 
clientele. It a p p e a r s  there are o n l y  t h r e e  p r o p e r t y  o w n e r s  
w h o  re s i d e  on  the site, two of t h e s e  in a p a r t m e n t s  in c o n­
junc t i o n  w i t h  t h e i r  b u s i n e s s  esta b l i s h m e n t .  T h e r e  are also 
several small rental houses on the site.

The selection of Site II w o u l d  p r o b a b l y  cause the second 
g r e a t e s t  amount of b u s i n e s s  d i s p l a c e m e n t .  The b u s i n e s s  
w h i c h  a p p e a r s  w o u l d  be the m o s t  a f f e c t e d  is E v e r g r e e n  
M e m o r i a l  Chapel, a w e l l - e s t a b l i s h e d  m o r t u a r y  w i t h  a h igh- 
qu a l i t y  ph y s i c a l  pj.ant. The p r o p r i e t o r  of the m o r t u a r y  
also r e s ides at the facility. T h i s  site also c o n t a i n s  the 
H a f l i n g  Building, a subst a n t i a l  t h r e e - s t o r y  s t r u c t u r e  w h i c h  
houses v a r i o u s  p r o f e s s i o n a l  offices. C o n s i d e r a t i o n  should 
be g i v e n  to the v i a b i l i t y  o f  r e t a i n i n g  t h e s e  two structures. 
There is an o w n e r - o c c u p i e d ,  s i n g l e - f a m i l y  r e s i d e n c e  on 
the site, as well as several small r e n t a l  houses, and a 
small w a r ehouse. Some of the r e n t a l  h o u s e s  are o c c u p i e d  
by small b u s i n e s s e s  and n o n - p r o f i t  agencies. V a c a n t  p r o p e r t y  
on th i s  site is c u r r e n t 1y u s e d  as o n - g r a d e  lease parking.

The selec t i o n  of Site .II w o u l d  c a u s e  a c e r t a i n  a m o u n t  of 
b u s i n e s s  d i s placement. The T e x a c o  S e r v i c e  S t a t i o n  o n  the 
c o r n e r  of N i n t h  A v e n u e  and "C" S t r e e t  is the only l o c a t i o n -  
o r i e n t e d  b u s i n e s s  w h i c h  w o u l d  be affected. The land w h i c h  
the service s t a tion o c c u p i e s  is o w n e d  b y  L e a s e d  S t a t i o n s  Inc. 
( T e x a c o ) . Site III also c o n t a i n s  a n e w l y  r e m o d e l e d  t w o -  
story o f f i c e  b u i l d i n g  o wned by M K  D e v e l o p m e n t  & R e a l t y  
Company. M K  Company, w h i c h  o c c u p i e s  the building, c o u l d  be 
relocated. O t h e r  b u s i n e s s  a c t i v i t i e s  on the site i n c l u d e  
the S a l v a t i o n  A r m y  w h i c h  is c u r r e n t l y  for sale; R o b e r t s  
Rooms, a l o w - c o s t  hotel; and a t h r e e - s t o r y  a p a r t m e n t  b u i l d i n g  
(some spaces c o n v e r t e d  to o f f i c e  u s e ) . T h e r e  are no own e r -  
o c c u p i e d  r e s i d e n c e s  on the site. A s  in Site II, u n d e v e l o p e d  
land is b e i n g  u s e d  for o n - g r a d e  l e ase parking.

The s e l e c t i o n  of Site I w o u l d  c a use the l e a s t  a m o u n t  of 
b u s i n e s s  and r e s i d e n t i a l  d i s p l a c e m e n t  since m o s t  of the site 
is unoccu p i e d .  T h e  m a j o r  a c t i v i t y  w h i c h  w o u l u  be d i s p l a c e d  
is All S a i n t ' s  E p i s c o p a l  Church. Th i s  is one of the f e w  
c h u r c h e s  left in the CBD. The C h u r c h  m a y  no lon g e r  c o n s i d e r  
the curr e n t  loc a t i o n  to be the m o s t  d e s i r a b l e  and a l t e r n a t i v e  
l o c a t i o n s  m a y  be appropriate. The r e s i d e n t i a l  n e i g h b o r h o o d  
it on c e  served has be e n  g i v e n  o v e r  to c o m m e r c i a l  d e v e l o p m e n t
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and f e w  r e s i d e n c e s  e x ist w i t h i n  the i m m e d i a t e  proximity.
T h e  c h a n c e  to r e l o c a t e  w i t h  an e q u i t a b l e  sale of its e x i s t i n g  
p r o p e r t y  m a y  be w e l c o m e d  by  the Church. O t h e r  bus i n e s s  
a c t i v i t i e s  w h i c h  w o u l d  be d i s p l a c e d  i n c l u d e  two small a n t i q u e  
shops, a small resta u r a n t ,  a real e s t a t e  c o m p a n y  and the 
A n c h o r a g e  So f t b a l l  A s s o c i a t i o n  w h i c h  are l o c a t e d  in two 
small s t o r e - f r o n t  o f f i c e  b u i l d i n g s ,  p l u s  p r o f e s s i o n a l  
b u s i n e s s e s  c o u l d  p r o b a b l y  r e l o c a t e  w i t h o u t  s i g n i f i c a n t  impact. 
Th i s  site also c o n t a i n s  several s mall h o u s e s  w h i c h  are 
b e i n g  u s e d  as r e n t a l  h o mes or b u s i n e s s  space.

F u t u r e  D e v e l o p m e n t . T h e  a n a l y s i s  of p o t e n t i a l  future d e­
ve l o p m e n t  is b a s e d  on the p r o f e s s i o n a l  e x p e r i e n c e  and sub­
jective j u d g e m e n t  of a consul t a n t .  It w a s  a s s u m e d  that the 
d e v e l o p m e n t  w o u l d  take p l a c e  o v e r  the n e x t  t w e n t y  y e ars w i t h  
no d e f i n i t e  ti m e  table.

T he s e l e c t i o n  of Site I w o u l d  p r o b a b l y  be t h e  m o s t  b e n e f i c i a l  
to p r i v a t e  d e v e l o p m e n t  o f  the s u r r o u n d i n g  area. The d e v e l o p­
men t  p o t e n t i a l  of the four b l o c k s  b e t w e e n  S e v e n t h  and E i g h t h  
A v e n u e s  and "C" a n d  "G" Stre e t s  is a l r e a d y  e n h a n c e d  by the 
A R C O  f a c i l i t y  and the F e d e r a l  O f f i c e  C o m p l e x  s e r ving as 
"anchors" at e a c h  end of this "strip". L o c a t i o n  of the 
c o n s o l i d a t e d  S t a t e  o f f i c e  f a c i l i t y  on Si t e  I w o u l d  alm o s t  
c e r t a i n l y  r e s u l t  in s i g n i f i c a n t  p r i v a t e  d e v e l o p m e n t  of the 
b l o c k s  of Si t e  II as w e l l  as the h a l f  b l o c k  south of ARCO. 
D e v e l o p m e n t  of the s u r r o u n d i n g  a r eas w o u l d  p r o b a b l y  be 
l i m i t e d  to  the infill of v a c a n t  lots and lots o c c u p i e d  by 
"marginal" structures. E x i s t i n g  s t r u c t u r e s  w i t h  good 
ec o n o m i c  v i a b i l i t y  v/ould p r o b a b l y  r e m a i n  u n t i l  the m a r k e t  
p l a c e  fo r c e s  t h e i r  recycling. It can be a s s u m e d  t h a t  m o s t  
of .the d e v e l o p m e n t  will c o n s i s t  o f  m u l t i p l e - s t o r y  s t r u ctures 
on t w o -  t o  f o u r - l o t  sites. T h i s  l i m i t a t i o n  of scale is 
b a s e d  on t h e  c u r r e n t  co s t  of la n d  and the i n a b i l i t y  of the 
m a r k e t  p l a c e  to q u i c k l y  a b s o r b  the v o l u m e  o f  rental space 
cr e a t e d  b y  m u c h  larger structures.

The s e l e c t i o n  o f  Si t e  II c o u l d  p r o b a b l y  r e s u l t  in a d e v e l o p­
m e n t  sc e n a r i o  s i m i l a r  to that of S i t e  I, o n e  m a j o r  e x c e p t i o n  
is t h a t  t h e  ea s t  "anchor" w o u l d  be "heavier" w i t h  two 
g o v e r n m e n t a l  c o m p l e x e s  side b y  side. T h i s  c o n f i g u r a t i o n  
does not p e r m i t  the a l t e r n a t i n g  d e v e l o p m e n t  of g o v e r n m e n t /  
p r i v a t e / g o v e r n m e n t / p r i v a t e  as d o e s  Si t e  I. It is t h e r e f o r e  
a s s u m e d  t h a t  if Si t e  II w e r e  selected, the forces for m a j o r  
d e v e l o p m e n t  on Site I w o u l d  be less str o n g  th a n  the r e v erse 
situation. The e n d  resu l t s  would, however, p r o b a b l y  be 
similar e x c e p t  for a longer time table. P e r i p h e r a l  d e v e l o p­
m e n t  w o u l d  o c c u r  in a m a n n e r  v e r y  s i m i l a r  t o  that for Site I.

The s e l e c t i o n  of Site III c o u l d  al s o  r e s u l t  in a d e v e l o p m e n t  
sc enario s i m ilar to Sites I and II w i t h  two exceptions.
The f i rst e x c e p t i o n  is ■’'hat the n o r t h - s o u t h  site o r i e n t a t i o n
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w o u l d  a l l o w  t h r e e  bl o c k s  (Site I and the w e s t  b l o c k  of 
Site II) on the S e v e n t h  Av e n u e  "strip" to be d e v e l o p e d  
r a r h e r  than just two. The second e x c e p t i o n  is t h a t  the 
d e v e l o p m e n t  p o t e n t i a l  for the b l o c k  a d j a c e n t  to the so u t h e r n  
end of Site III w o u l d  be i n c r e a s e d  (between "D" and "E" 
S t r e e t s  along N i n t h  A v e n u e ) . The end r e s u l t  m a y  b e  t h a t  t h e  
"strip" d e v e l o p s  m o r e  slowly, w h i l e  the p e r i p h e r a l  d e v e l o p­
ment, e s p e c i a l l y  a l o n g  N i n t h  Avenue, d e v e l o p s  m o r e  rapidly.

T h e  s e l e c t i o n  of Site IV w o u l d  c r e a t e  a sce n a r i o  t o t a l l y  
d i f f e r e n t  fr o m  s c e n a r i o s  for S i tes I, II and III. Site IV 
d o e s  n o t  r e a d i l y  fit i n t o  any e s t a b l i s h e d  p h y s i c a l  pattern. 
To c o n s i d e r  the s e l e c t i o n  of this site as a b e n e f i t  to 
d e v e l o p m e n t  m a y  b e  s h o rtsighted. It w o u l d  lik e l y  i n t e r r u p t  
the p o t e n t i a l  g r o w t h  o f  c o m m e r c i a l  d e v e l o p m e n t  a long S i xth 
A v e n u e  b e t w e e n  P e n n e y 's and the S h e r a t o n  H o t e l . The 
A n c h o r a g e  D e v e l o p m e n t  C o m p a n y  has i d e n t i f i e d  t h ese two 
b l o c k s  as p r i m e  l o c a t i o n s  for the f i r s t  p h a s e  of  a n e w  
l arge scale CBD r e t a i l  d e v e l o p m e n t .  P e r i p h e r a l  d e v e l o p m e n t  
a r o u n d  Site IV w i l l  b e  l i m ited b y  the l a c k  of a t t r a c t i v e  
sites.

M i x e d - u s e . F r o m  the s t a n d p o i n t  of t h e  m i x e d - u s e  p o t e n t i a l  
and t h e  i n c l u s i o n  of re t a i l  and s e r v i c e  b u s i n e s s e s  w i t h i n  
the facility, all sites m u s t  be c o n s i d e r e d  r o u g h l y  equal.
A l l  sites w i l l  ha v e  a "captive" m a r k e t  c o m p r i s e d  of the 
e m p l o y e e s  w i t h i n  the facility. A l l  sites w i l l  have a 
s i g n i f i c a n t  n e i g h b o r h o o d  market; Site I w i l l  have A R C O  and 
the H i l l  Building; S i t e s  II and III w i l l  have the F e d e r a l  
complex, and Site IV is l o c ated w i t h i n  e a s y  w a l k i n g  d i s t a n c e  
of b o t h  the F e d e r a l  c o m p l e x  and the r e t a i l  core.

4. Si t e  A c q u i s i t i o n  . .   .

In t h e  e v a l u a c i o n  of the a l t e r n a t i v e  sites, the site 
a c q u i s i t i o n  c o s t  m u s t  b e  included, xt should be n o t e d  that 
site a c q u i s i t i o n  c o s t s  w i l l  v a r y  s l i g h t l y  if the r e l o c a t i o n  
(moving) c osts of the c u r r e n t  o c c u p a n t s  of the site are to 
be i n c l u d e d  in the final settlement. T h e s e  c o sts a r e  m i n o r  
c o m p a r e d  to the p u r c h a s e  c o s t  of  real e s t a t e  and are t h e r e­
fore  c o n s i d e r e d  s eparately. O w n e r s h i p  p a t t e r n s  are not 
r e l e v a n t  t o  the a c t u a l  site s e l e c t i o n  u n l e s s  c o n d e m n a t i o n  
is r u l e d  out.

C o s t  e s t i m a t e s  for the a c q u i s i t i o n  and d e v e l o p m e n t  of the 
c a n d i d a t e  sites w e r e  d e v e l o p e d  u s i n g  a p p r a i s a l  methods. 
However, i n f o r m a t i o n  c o n t a i n e d  in this r e p o r t  c a n n o t  be 
v i e w e d  as "official a p p r a isals". The c o s t  e s t i m a t e s  m a y  be 
c o n s i d e r e d  as r e a s o n a b l y  a c c u r a t e  for p u r p o s e s  of c o m p a r i n g
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sites but are not to be c o n s t r u e d  as e s t i m a t e s  of the 
a c t u a l  site a c q u i s i t i o n  or d e v e l o p m e n t  costs. A l l o w a n c e s  
in the site a c q u i s i t i o n  c o s t  e s t i m a t e s  ha v e  be e n  m a d e  
for the f o l l o w i n g  co s t  factors:

• A n a l y s i s  and n e g o t i a t i o n  services to be c o n d u c t e d
by the D O A  and its c o n s u l t a n t s  to r e v i e w  alternatives, 
a p p r a i s e  the p r operties, a n d  e nter into n e g o t i a t i o n s  
as necessary.

• T h e  a c t u a l  c o s t  of p r o c u r i n g  the site.

• A l l o w a n c e s  for b u s i n e s s  d i sruption, d i s placement, 
and a n t i c i p a t e d  r e l o c a t i o n  e x p e n s e s  of p r o p e r t y  
owners.

e R e v i e w  and a n a l y s i s  of u t i l i t y  costs, l i aisons w i t h  
a p p r o p r i a t e  agencies, a n d  c osts to d e v e l o p  p l ans to 
u p g r a d e  or p r o v i d e  r e q u i r e d  u t i l i t y  services.

• A l l o w a n c e s  _or the co s t  of p r o v i d i n g  u t i l i t i e s  to 
the site o r  u p g r a d i n g  t h ose u t i l i t i e s  if necessary.

It is r e c o g n i z e d  th a t  some of t h e s e  costs m a y  n o t  a c t u a l l y  
be i n c u r r e d  or wi l l  n o t  be the r e s p o n s i b i l i t y  o f  the State.

A  d e t a i l e d  e s t i m a t e  of e a c h  c o m p o n e n t  of the site a c q u i s i­
tion a n d  d e v e l o p m e n t  c o s t  is not p r e s ented. T h e  following 
i n f o r m a t i o n  t h e r e f o r e  o n l y  i d e n t i f i e s  the r e l a t i v e  o r d e r  of 
m a g n i t u d e  of c o s t s  th a t  m i g h t  b e  encountered.

Site IV a p p e a r s  to be the l e ast c o s t l y  site w i t h  an estim a t e d  
a c q u i s i t i o n  and d e v e l o p m e n t  c o s t  of $8,500,000. Site I 
f o l l o w s  a t  an a d d i t i o n a l  co s t  o f  a p p r o x i m a t e l y  $500,000.
S ites II a n d  III w o u l d  b o t h  be a p p r o x i m a t e l y  $750,000 m o r e  
e x p e n s i v e  t h a n  Si t e  I. E s t i m a t e s  of the c o s t  of the actual 
site a c q u i s i t i o n  are b a s e d  on  p u b l i c  a c q u i s i t i o n  by the 
S t a t e  o f  A l a s k a  u n d e r  "threat of c o n d e m nation". It appears 
th a t  the p r o c e s s  of "threat o f  c o n d e m n a t i o n "  m a y  p r o v i d e  
for the f o l l o w i n g  c o s t  factors:

• A n a l y s i s  and n e g o t i a t i o n  s e rvices to be c o n d u c t e d  by 
the D O A  and its c o n s u l t a n t s  to r e v i e w  alternatives, 
a p p r a i s e  the p roperties, and e n t e r  into n e g o t i a t i o n s  
as n e c essary.

• T h e  a c t u a l  c o s t  of p r o c u r i n g  the site.

• A l l o w a n c e s  for b u s i n e s s  d i sruption, displa c e m e n t ,  and 
a n t i c i p a t e d  r e l o c a t i o n  ex p e n s e s  of p r o p e r t y  owners.
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» R e v i e w  and ana l y s i s  of u t i l i t y  costs, liaisons w i t h  
a p p r o p r i a t e  agencies, and costs t o  d e v e l o p  plans to 
u p g r a d e  or p r o v i d e  r e q u i r e d  u t i l i t y  services.

,• A l l o w a n c e s  for the cost of p r o v i d i n g  u t i l i t i e s  to 
the site or u p g r a d i n g  those u t i l i t i e s  if necessary.

• A d m i n i s t r a t i v e  and c o o r d i n a t i o n  c o s t s  th a t  m a y  be 
in c u r r e d  b y  the State.

It is r e c o g n i z e d  th a t  some of these c osts m a y  not a c t u a l l y  
be i n c u r r e d  or wi l l  n o t  be the r e s p o n s i b i l i t y  of the State.

A  d e t a i l e d  e s t i m a t e  of ea c h  c o m p o n e n t  of the site a c q u i s i­
tion and d e v e l o p m e n t  co s t  is not p r e s e n t e d  b e c a u s e  a d d i t i o n a l  
d e t a i l e d  s t udy is r e q u i r e d  and o v e r a l l  d i f f e r e n c e s  fr o m  site 
to site are nominal.

P r o b a o l y  o n e  of the m o r e  s i g n i f i c a n t  a s p e c t s  of site 
a c q u i s i t i o n  is n o t  cost, but ra t h e r  the speed of a s s e m b l i n g  
the site and r e l a t i v e  level of c o o p e r a t i o n  r e c e i v e d  from' 
all a f f e c t e d  land owners.

E s t i m a t e s  of the co s t  of the actual site a c q u i s i t i o n  are 
b ased on  pu b l i c  a c q u i s i t i o n  b y  the S t ate of A l a s k a  u n d e r  
"threat of c o n d e m n a t i o n " . It a p p e a r s  t h a t  the p r o c e s s  of 
"threat of c o n d e m n a t i o n "  m a y  p r o v i d e  an a c q u i s i t i o n  at a 
f a v o r a b l e  c o s t  t o  the State of A l a s k a  w h i l e  al s o  p r o v i d i n g  
c e r t a i n  f i n a n c i a l  a d v a n t a g e s  to the p r o p e r t y  owner. W h i l e  
c osts do v a r y  fr o m  site to site, the cost of o f f - s i t e  
u t i l i t y  w o r k  and g e n eral p l a n n i n g  a c t i v i t i e s  w i l l  also vary. 
A n  a l l o w a n c e  of betv'sen $8 and $10 m i l l i o n  has be e n  m a d e  for 
t h e s e  activities. It wi l l  be ade q u a t e  to p r o c u r e  and p r e­
pare any of the final four sites.

O w n e r s h i p  P a t t e r n s . Site o w n e r s h i p  d a t a  w a s  g a t h e r e d  from 
p r o p e r t y  tax records. Its a c c u r a c y  t h e r e f o r e  d e p e n d s  on 
a c c u r a c y  of t h ose r e c o r d s  as d i s c r e p a n c i e s  c a n n o t  be r e m e d i e d  
w i t h o u t  a c o m p l e t e  t i t l e  se a r c h  for ea c h  parcel.

Jite I has the si m p l e s t  o w n e r s h i p  p a t t e r n  w i t h  o n l y  t h ree 
o w n e r s  for the e n t i r e  site. T w e n t y  if t w e n t y - f o u r  lots on 
the site be l o n g  to or are c o n t r o l l e d  by a sin g l e  o u t - o f -  
state owner, N. B. Hunt. T w o  lots are o w n e d  by  A l l  S a i n t ' s  
E p i s c o p a l  Church, and one lot is o w n e d  b y  an A n c h o r a g e  
resident. It should be n o t e d  t h a t  Mr. H u n t  owns or c o n t r o l s  
some p o r t i o n  of all four sites u n d e r  con s i d e r a t i o n .

S i t e  II has the n e x t  si m p l e s t  o w n e r s h i p  p a ttern. Mr. H u n t  
ow n s  or c o n t r o l s  e i g h t  of t w e n t y - t w o  lots. T h e  second m a j o r
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owner (Evergreen M e m o r i a l  Ch a p e l  Inc.) has four lots. Of 
the r e m a i n i n g  lots, three are o wned by  an A n c h o r a g e  resident; 
two by  H a f  & Haf Inc., an A n c h o r a g e  bus i n e s s  h e a d q u a r t e r e d  
on the site; and six are he l d  i n d i v i d u a l l y  by A n c h o r a g e  
r e s i d e n t s  or businesses. T h e r e  are two o w n e r - o c c u p i e d  homes 
on the site. A  total of ten ind i v i d u a l  owners o c c u p y  
Site II.

Site III has t w e l v e  d i f f e r e n t  ow n e r s  and t w e n t y - t h r e e  lots. 
Mr. Hunt a g a i n  c o n t r o l s  e ight lots; three lots are owned 
by one A n c h o r a g e  resident; t h r e e  lots by  an A n c h o r a g e  m o r t­
gage company; two lots by L e a s e d  Stations Inc., an o u t - o f -  
state corporation; and two lots b y  a n o t h e r  A n c h o r a g e  
resident. T h e  remai n i n g  are u nder s i n g l e - l o t  ownerships, 
four by A n c h o r a g e  residents, one by the S a l v a t i o n  Army, and 
the b a l a n c e  by  o u t - o f - s t a t e  corporations.

Site IV has the m o s t  c o m p l e x  o w n e r s h i p  pattern w i t h  n i n e t e e n  
ow n e r s  for t w e n t y - s e v e n  separate parcels. Mr. Hu n t  owns the 
l a r g e s t  single p o r t i o n  of the site, five parcels. Five 
i n d i vidual A n c h o r a g e  r e s i d e n t s  own two p a r c e l s  each. One 
n o n - r e s i d e n t  owns two parcels. The b a l a n c e  is s i n g l e - p a r c e l  
ownership, ea c h  p a r c e l  owned by an A n c h o r a g e  resident. One 
A n c h o r a g e  r e s i d e n t  o w ner is k n o w n  to re s i d e  on the site.

D. C o n c l u s i o n

A f t e r  r e v i e w i n g  the c o m p a r a t i v e  a n a l y s i s  of the four a l t e r n a t i v e  
sites, 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  d e c i d e d  to e l i m i n a t e  Site IV 
f r o m  f u r t h e r  cons i d e r a t i o n .  T h i s  d e c i s i o n  w a s  r e a c h e d  p r i m a r i l y  
b e c a u s e  b u i l d i n g  the P r o j e c t  o n  Si t e  IV m i g h t  p r e c l u d e  the e a s t­
war d  e x t e n s i o n  of the retail core, b e c a u s e  it u s u a l l y  did n o t  r a n k  
as h i g h  as Sites I, II, and III in total w e i g h t e d  scores, and 
b e c a u s e  it c o uld not be e a s i l y  linked to a third c o n t i g u o u s  b l o c k  to 
s u p p o r t  e x t r e m e l y  long t e r m  e x p a n s i o n  that m i g h t  be desirable.

During the second P r o j e c t  r e v i e w  m e e t i n g  the r e c e n t l y  c o m p l e t e d  
"Downtown A n c h o r a g e  CBD P l a n n i n g  Study" by G r u e n  A s s o c i a t e s  of 
Los Ang e l e s ,  C a l i f o r n i a  w a s  p r e s e n t e d  to the c o m m i t t e e  b y  r e p r e­
sent a t i v e s  of the A n c h o r a g e  D e v e l o p m e n t  Company. T h i s  p l a n  i d e n t i­
fies, a m ong o t h e r  items, future retail d e v e l o p m e n t s  in the CBD.
One k e y  site for the first such d e v e l o p m e n t  is Site IV. T h e  
C o n s u l t a n t  and t h e  P r o j e c t  A d v i s o r y  C o m m i t t e e  c o n c u r r e d  t h a t  Sites 
I, II, or III are a d e q u a t e  site a l t e r n a t i v e s  th a t  can a c c o m m o d a t e  
a c o n s o l i d a t e d  S t ate o f f i c e  facility.

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  a d d i t i o n a l l y  e x p r e s s e d  an i n t e r e s t  
in the a v a i l a b i l i t y  of an a d j a c e n t  t hird b l o c k  to e a c h  of the 
three sites to s u p p o r t  v e r y  long t e r m  r e q u i r e m e n t s  and to p r o v i d e  
incre a s e d  f l e x i bility. S ites I, II, and III ea c h  have a d j a c e n t  
third b l o c k s  w h i c h  c o u l d  b e  i n c o r p o r a t e d  into the Project.
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CHAPTER VIII 
Development Concept

A. D e v e l o p m e n t  C o n c e p t

For each of the three final site candidates, a p r e l i m i n a r y  site 
d e v e l o p m e n t  c o n c e p t  was d e v e l o p e d  by the Consul t a n t .  The site 
d e v e l o p m e n t  c o n c e p t  i d e n t i f i e s  g e n eral m a s s i n g  c h a r a c t e r i s t i c s  of 
the ph a s 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  and locates the site in 
r e l a t i o n s h i p  to e x i s t i n g  sur r o u n d i n g s  and acc e s s  patterns.

E x h i b i t s  8A and 8B p r e s e n t  the site b u i l d i n g  d i a g r a m  and a phot:) 
of Site I. E x h i b i t s  8C and 8D p r e s e n t  the site bui l d i n g  d i a g r a m  
and a p h o t o  for Site II. E x h i b i t s  8E and 8F p r e s e n t  the site 
b u i l d i n g  d i a g r a m  and a p h o t o  for Site III.

In all t hree insta n c e s  b u i l d i n g  h e i g h t s  v a r y  b e t w e e n  t h ree and 
e ight levels. T h e  d e v e l o p m e n t  c o n c e p t  is c o m p a t i b l e  w i t h  p h a s i n g  
and is s e n s i t i v e  to v e h i c u l a r  and p e d e s t r i a n  ac c e s s  patterns.

A s  can be seen in the site photos, the three c a n d i d a t e  sites 
c u r r e n t l y  a c c o m m o d a t e  a v a r i e t y  of e x i s t i n g  s t r u c t u r e s  and a s i g n i­
fica n t  amount of s u r f a c e  parking. Site I d i s p l a y s  the l e ast d e nse 
e x i s t i n g  d e v e l o p m e n t  p a t t e r n  w h i l e  the Site II p h o t o  i d e n t i f i e s  
the p r e s e n c e  of a r e l a t i v e l y  s i g n i f i c a n t  n e w  o f f i c e  building.

C e r t a i n  a g e n c i e s  have a v e r y  hi g h  level of p u b l i c  c o n t a c t  and 
c o uld b e n e f i t  by  a l o c a t i o n  o n  a p u b l i c  o r i e n t e d  level. This w o u l d  
p o s s i b l y  incl u d e  Personnel, the Equal E m p l o y m e n t  O p p o r t u n i t y  
C ommission, the H i s t o r i c a l  C o m m i s s i o n  or C o u n c i l  on Arts, if t hese 
a c t i v i t i e s  are a s s o c i a t e d  w i t h  d i s p l a y s  or i n f o r m a t i o n a l  d i s s e m­
ination, and c e r t a i n  l i c e n s i n g  and r e g u l a t o r y  c o m p o n e n t s  of the 
D e p a r t m e n t  of C o m m e r c e  and E c o n o m i c  Development.

E v e n t u a l l y  d o w n t o w n  A n c h o r a g e  m a y  be p a r t i a l l y  li n k e d  by a second 
level skyway s y s t e m  c o n n e c t i n g  a n u m b e r  of g o v e r n m e n t  and civic 
b u i l d i n g s  and s i g n i f i c a n t  c o m m e r c i a l  a ctivities. Strong c o n s i d e r­
ati o n  m u s t  be g i ven to d e v e l o p i n g  a design c o n c e p t  for the P r o j e c t  
t h a t  is compatib." **. w i t h  v i s i t o r  and e m p l o y e e  m o v e m e n t  t h r o u g h  this 
se c o n d  level s k y w a y  network.

T h e  b u i l d i n g  c o n f i g u r a t i o n  us e d  in the e v a l u a t i o n  of the three 
sites e m p loys a d e v e l o p m e n t  c o n c e p t  e x p r e s s i n g  the b u i l d i n g  in a 
n u m b e r  of d i f f e r e n t  levels. D i f f e r e n t  b u i l d i n g  e l e v a t i o n  heights 
w e r e  e m p l o y e d  t o  d e v e l o p  a c o n c e p t  t h a t  r e l a t e s  to the scale of 
e x i s t i n g  s u r r o u n d i n g  structures. The a s s u m e d  p r o f i l e s  for the 
t h r e e  final site c a n d i d a t e s  is p r e s e n t e d  in E x h i b i t  8G for review. 
A l t h o u g h  one level of b e l o w  g r a d e  p a r k i n g  is indicated,, it is 
p r o b a b l e  that two le v e l s  of b e l o w  g r a d e  p a r k i n g  w o u l d  be a p p r o p r i a t e  
to a c c o m m o d a t e  u p w a r d s  of 1,000 automobiles.
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T h e  s ketches p r o v i d e d  in C h a p t e r  V I I I  are i n t e n d e d  to p r o v i d e  the 
rea d e r  w i t h  an u n d e r s t a n d i n g  of the overall c o n c e p t  for the 
A n c h o r a g e  S t ate Off i c e  Building. Implicit is a l o w  scale d e v e l o p­
ment, a v a r i e t y  of b u i l d i n g  heights, b u i l d i n g  pods o r  c o m p o n e n t s  
t h a t  c o u l d  be e x p a n d e d  or a d d e d  in phases, and a site c o v e r a g e  
of less than 60%.

N o t  i m p lied is a n y  s p ecific f loor c o n f i g u r a t i o n  or size a l t h o u g h  
it is g e n e r a l l y  a s s u m e d  that large r e c t i l i n e a r  fl o o r s  m a y  o p t i m a l l y  
s u p port a g e n c y  f u n c t i o n a l  space r e q u i r e m e n t s  in the m o s t  flexible, 
e f f i c i e n t  and co s t  e f f e c t i v e  m a n n e r .

A  n u m b e r  of areas i n cluded in the P r o j e c t  space r e q u i r e m e n t s  d a t a  
base are c o m p a t i b l e  w i t h  a l o c a t i o n  b e l o w  g r a d e  or in an ar e a  
that could be less e x t e n s i v e l y  d e v e l o p e d  th a n  sta n d a r d  o f f i c e  space. 
Th i s  w o u l d  include c e n tral ma i l  and r e p r o d u c t i o n  activities, 
b u i l d i n g  storage, shipping and receiving, p o s s i b l y  food p r e p a r a t i o n  
activities, and an a l l o c a t i o n  of a p p r o x i m a t e l y  4% of all a g e n c y  
space for reco r d s  storage. T hese spaces m a y  total a p p r o x i m a t e l y
30,000 NSF.

T h e  site d e v e l o p m e n t  concepts, bui l d i n g  profiles, and co s t  e s t i­
m a t e s  i ncluded in the b a l a n c e  of C h a p t e r  VI I I  all s u p port the 
B u i l d i n g  P a r a m e t e r s  and D e s i g n  G u i d e l i n e s  p r e s e n t e d  in C h a p t e r  VII. 
T h e y  also p r o vide d e p a r t m e n t  and s u p port space in a c c o r d a n c e  w i t h  
the B u i l d i n g  O c c u p a n c y  P r o f i l e  p r e s e n t e d  in C h a p t e r  IV on E x h i b i t s  
4G and 4H. T hese design g u i d e l i n e s  and o c c u p a n c y  p r o f i l e s  w i l l  be 
d e v e l o p e d  in m u c h  g r e a t e r  de t a i l  and will be i n c l u d e d  in the P r o j e c t  
P e r f o r m a n c e  S p e c i f i c a t i o n  to be d e v e l o p e d  as a r e s u l t  of f u r t h e r  
s t udy r e q u e s t e d  by  the State.
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