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A .  S CO P E  O F  T H E  P L A N

1.  Government  H i l l  boundar ies
The planning area is defined by the official boundaries of the 
Government Hill  Neighborhood, as defined by the Federation 
of Community Councils. (Includes a context map, indicating 
abutting features) At the core of the neighborhood are the 
residential and commercial areas.  The neighborhood boundary 
also encompasses lands below the hill,  including the Port of 
Anchorage, the Alaska Railroad Yards and properties along 
Whitney and North Post Roads in Ship Creek. 

2.  R ange of  topics  addressed
The plan focuses on the physical aspects of the neighborhood 
that contribute to its character and its function as a place to 
live, work and play. It considers these in a series of planning 
systems including land use, parks and open space, circulation 
and access, and urban design. It identifies those features of 

May 2012 workshop participants May 2012 workshop participants Workshop visioning activity Kids corner

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

This Neighborhood Plan for Government Hil l  is a unique 
effort. While the plan will  be the first formal neighborhood 
plan for Government Hill,  it builds on ideas generated within 
the community itself over several years, including materials 
developed as part of an informal plan in 2000. As such, this 
plan reflects an active, on-going interest in the future of the 
community on the part of neighborhood residents, property 
owners and businesses. 

The Government Hill  Neighborhood Plan is the first of its kind 
for the Municipality of Anchorage.  While other neighborhoods 
have developed vis ion statements,  capitol  improvement 
projects and action items, this neighborhood specific plan 
will  be officially recognised by the Anchorage Assembly and 
adopted as part of an integral element of Anchorage 2020.  
Through its public outreach process, this plan has already 
garnered broad support and acted as a catalyst to encourage 
the growth of neighborhood planning in Anchorage. 
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the neighborhood that are valued and should be protected 
and enhanced, and also sets forth proposals for improvements 
in other areas. 

The planning discussion concentrates on the core of the 
neighborhood, those blocks of residential and commercial 
uses located on the top of the hill.

3.  Purpose of  the plan
The plan is intended to serve as a guide for public and private 
improvement in the area. To do so, it lays out a framework 
for planning that will  guide the Municipality of Anchorage in 
coordinating with various agencies and departments to ensure 
that plan goals and objectives are met. 

The plan will also serve as a base of information for neighboring 
entities to use in their own planning efforts. These include 
the Port of Anchorage, the Alaska Railroad, and Joint Base 
Elmendorf-Richardson. 

The plan also serves as a means for the private sector to 
make informed decisions about investing in the area. This 
includes residents who own homes and are planning regular 
maintenance and repairs, businesses who are in the area or 
may seek to locate there, developers who wish to build on 
Government Hill.

Finally, the plan serves as a guide for mitigating potential 
impacts that may occur when the neighborhood is faced 
with large scale development issues such as the Knik Arm 
Crossing (KAC)  project, an influx of residential and commercial 
investment ,  road  improvements  and  rea l ignments  and 
relocation of existing services. 

Residents of Government Hill, Bob French and Stephanie Kessler, participate in a vision-
ing exercise at the May 2012 public workshop.
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B.  T H E  P L A N N I N G  P R O C E S S
The plan includes contributions from many residents of 
Government Hill,  businesses and property owners. At key 
stages in the project, residents participated in community 
workshops where they helped to identify key features of the 
area that are valued, outlined the framework concepts that 
help to define the neighborhood and refined specific plan 
elements. 

The plan was developed concurrently with three other projects 
as part of a Section 106 process to identify historic resources.  

These include the Historic Preservation Plan for Anchorage’s 
Four Original Neighborhoods (HPP),  the South Addition  Survey 
Studies (SASS),  and the Government Hill Oral Histories Project.

Note that the Historic Preservation Plan for Anchorage’s Four 
Original Neighborhoods identifies portions of the residential 
areas of the neighborhood as having historic significance and 
recommends their nomination to the National Register of 
Historic Places.  This neighborhood plan recognizes those areas 
of historic significance, and anticipates continuing investment 
in proper maintenance and stewardship of properties located 
there. 

Representatives of major land holdings in the neighborhood 
also joined in the planning process. These included JBER, the 
Port of Anchorage, AT&T Alaska (Alascom), and the Alaska 
Railroad Corporation. Staff with the Knik Arm Bridge and Toll 
Authority (KABATA), also provided comments.

C .  R E L AT I O N S H I P  TO  E X I S T I N G 
P L A N S  A N D  P O L I C I E S
1.	  HPP
2.   Government Hill  Oral Histories Project
3.   SASS
4. 	 Anchorage 2020 - Anchorage Bowl Comprehensive Plan
	 (Notes key policies related to neighborhood vitality)
5. 	 Previous (unofficial) neighborhood plans
6. 	 Alaska Railroad Corporation plans
7. 	 Port of Anchorage Plans
8. 	 Ship Creek Plan
9. 	 KAC project
	 (Briefly notes the relationship to the KAC project, in terms 

of mitigation.)
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10. Other Municipal planning efforts
	 a.	 2035 Metropolitan Transportation Plan
	 b.	 Official Streets and Highways Plan
	 c. 	Anchorage Bicycle Plan
	 d. 	Anchorage Pedestrian Plan
	 e. 	Anchorage Wetlands Management Plan
	 f.	 Capitol Improvement Projects
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Government Hill  is the oldest neighborhood in Anchorage. In 
its earliest days, Government Hill  was a home base for people 
moving to Alaska to work for the Alaska Railroad.  Many of 
these newcomers lived in quonset huts, which are unique 
half moon shaped structures, some of which stil l  exist in the 
neighborhood today.  The name “Government Hill” is derived 
from the fact that a number of Panama Canal workers  moved 
up to Alaska to work on the railroad. The plateau above the 
railroad yards is said to have reminded these workers of a 
similar site called Government Hill  in the Canal Zone. They 
nicknamed the plateau “Government Hill” and it stuck. 

As Anchorage has grown and development has encroached  
upon the neighborhood, Government Hill  has remained true 
to its origins and retained its unique heritage as Anchorage’s 
oldest neighborhood.  Now flanked by the Port of Anchorage 
and Joint Base Elmendorf Richardson, it stands as a key link to 
the heritage of Anchorage’s earliest beginnings.  Government 
Hill  has a spirit of tenacity, yet also is a place of change.  In just 
under 100 years, it has accommodated changing populations 
, major environmental events, numerous war efforts and 
experienced different mixes of residential, commercial and 
industrial uses. The neighborhood is framed with dramatic 
v iews,  open space and waterways.  These resources are 
important to the quality of l ife for local residents and are key 
to the economic vitality of the community. 

Residential Areas
The existing residential  areas are located on the top of 

Government Hill,  above the industrial properties of the port 
and railroad. Housing consists of single-family and low-rise 
mult i family  bui ldings.  The majority  of  the s ingle-family 
buildings are set within a traditional street grid. Several 
multifamily enclaves differ from this development pattern. 
They are accessed off of primary streets via a loop road. 

Commercial Center
The commercial  center, historically significant as the first 
strip mall in all  of North America, stands between the two 
residential areas and is located at the entrance to JBER. The 
center contains a handful of one-story buildings that face the 
street separated by parking that fronts the buildings.  This 
area is laid out in a typical 1050’s era strip mall style.

Industrial Areas
Three distinct areas make up the majority of the industrial 
context in the neighborhood. These are the  Alaska Railroad,  
Port of Anchorage and a corridor of industrial uses along upper 
Ship Creek. The railroad yards form the southern edge of  the 
district while the port forms the western edge. 

Historic Resources
Many properties in Government Hill are historically significant. 
These include two potential historic districts in the residential 
areas, several individual properties as well as some structures 
in the rail yard area.  These properties were all found to be 
eligible to be nominated to the National Historic Register in 
addition to three properties already on the Register.

1.  N E I G H B O R H O O D  P R O F I L E
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HISTORIC CONTEXT

1915
AEC cottages built in far 
western Government 
Hill 

1935
Surveys established a 
grid pattern of blocks, 
lots, and streets that 
followed the location 
of existing buildings 
and structures, and the 
topography of Govern-
ment Hill

1940s 
ARR and ARC duplexes 
and the Brown’s Point 
cottages built in the far 
west portion of Govern-
ment Hill

WWII
ARR duplexes and 
houses built to house 
wartime employees

Post WWII
ARR employee owner 
built housing and tem-
porary Quonset and 
Loxtave buildings con-
structed in the east and 
west central portions of 
Government Hill 

1948-1952
Post-war construction 
boom and Railroad 
Rehabilitation program, 
150 prefabricated 
houses and a dozen 
houses built

First residence on Gov-
ernment HIll, 1915

AEC cottages, 1916 AEC railroad terminal yards, Government Hill in background, 1920

A Government Hill Timeline

Anchorage, Alaska has a unique history. It is a dynamic place, 
shifting to accommodate growth and change while hosting 
a collection of buildings, sites and structures that convey 
its past. These survive amongst more recent development. 
This coexistence of historical vernacular with more modern 
inf luences  i s  a  unique feature  of  the  Government  Hi l l 
Neighborhood. 

Historic resources tell a story of the community, the city and 
the history and development of Alaska. They are important 
to the quality of l ife for local residents where buildings and 
places convey past associations and family histories. A more 
detailed description of the history of Government Hill  can be 
found in the Historic Preservation Plan for Anchorage’s Four 
Original Neighborhoods.
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1951
Hollywood Shopping 
Center, Anchorage’s first 
“strip mall” built

1953
U.S. Air Force began 
construction of the ACS 
building for telephone 
switching and a 200-
foot high antenna 
tower

1956 
Government Hill El-
ementary School built

1958-1963
Urban Renewal hous-
ing built in the eastern 
portion of Government 
Hill, approximately 65 
single-story, ranch style 
homes and duplexes 
were built on lots 
cleared of Quonset huts

1962, 1965
Sourdough Motel built

1964
Earthquake destroyed 
Government Hill El-
ementary School

Aerial view, 1960

Quonset huts, 1950s Earthquake damage, 1964

Hollywood Shopping Center, 1950s

Aerial view, 1950
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Joint Base Elmendorf Richardson

0 1,000 2,000500 Feet ± Kn
ik 

Arm

Neighborhood Boundary
Government Hill 
Neighborhood Boundary

LO C AT I O N  & S T U DY  A R E A 
The Government Hill  neighborhood is located to the north 
of downtown. Ship Creek defines the boundary between 
the neighborhood and downtown. The creek also separates 
Government Hill  from the Fairview and Mountain View 
neighborhoods. It is bordered by Joint Base Elmendorf 
Richardson to the north. Knik Arm forms the western 
boundary.
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D E M O G R A P H I C S  & E CO N O M I C S

•	 Medium and high density residential development, 
as well as commercial mixed use is encouraged in 
aging and under utilized areas within and adjacent 
to Major Employment Centers.

•	 Encourage the maintenance and upkeep of existing 
housing in order to extend its useful life and neigh-
borhood stability.

•	 Design attractive affordable housing that is suited 
to its environs.

•	 Encourage more affordable housing, including home 
ownership opportunities for low-income residents.

• 	 Fewer young adults and young family households, 
but more empty-nesters and seniors, signal a shift 
in new housing demand from single-family homes 
toward mulitfamily dwellings.

•	 Accessory housing units allowed in certain residen-
tial zones.

•	 New residential development provides a variety of 
lot sizes and housing types for a range  of households 
and age groups.

•	 Mixed density residential should   maintain     and 
improve   functional and  aesthetic   characteristics 
of surrounding  development.

The following is an overview of the demographic and economic 
characteristics of the Government Hill neighborhood (in 2012). 
This section discusses regional and local trends and projections 
in demographics, employment and retail sales and spending. 

Anchorage 2020 - Anchorage Bowl Comprehensive 
Plan:

To begin we wil l  review goals from the Anchorage Bowl 
Comprehensive Plan (Anchorage 2020), adopted in 2001 and 
incorporating Census 2000 data.
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Area population grew by 40 persons and households grew by 
11. An important aspect of the growth that has taken place is 
the change by age group. This is i l lustrated in the table below.

Po p u l at i o n  b y 
Age

2000 2010 Change

Age 0 - 4 150 169 19 
Age 5 - 9 150 111 (39)
Age 10 - 14 111 98 (13)
Age 15 - 19 87 120 33 
Age 20 - 24 163 196 33 
Age 25 - 34 370 378 8 
Age 35 - 44 330 222 (108)
Age 45 - 54 240 293 53 
Age 55 - 64 151 218 67 
Age 65 - 74 122 99 (23)
Age 75 - 84 67 61 (6)
Age 85+  7 23 16 

Area Demographic Change and Housing

Basic change in population and housing in Census tract 5 is 
shown in the table below

Population and Housing 2000 2010 Change
Population 1,948 1,988 40 
Households 937 948 11 
Family Households 452 418 (34)
Non-Family Households 485 530 45 
Average Household Size 2.07 2.08 0.01 
Housing Units 981  999 18
Owner Occupied Units 159 150 (9)
Renter Occupied Units 778 798 20
Vacant Units 44 51 7 

Median Age 33.3 32.3 (1)
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The largest changes by age group are in the loss of persons 
between 35 and 44 years of age and the increase in persons 
between 45 and 64. To understand what this might mean, it is 
useful to look at households by age and housing type.

2000 
Housing 
Tenure 
by Age

Owned Percent Rented Percent Totals Percent

Under 35  10 6.3%  312 40.1%  322 34.4%
35 to 44  32 20.1%  183 23.5%  215 22.9%
45 to 64  71 44.7%  187 24.0%  258 27.5%
Over 65  46 28.9%  96 12.3%  142 15.2%
Totals  159  778  937 

						    
2010 
Housing 
Tenure 
by Age

Owned Percent Rented Percent Totals Percent

Under 35  12 8.0%  315 39.5%  327 34.5%
35 to 44  17 11.3%  116 14.5%  133 14.0%
45 to 64  69 46.0%  284 35.6%  353 37.2%
Over 65  52 34.7%  83 10.4%  135 14.2%
Totals  150  798  948 

Change in 
Housing 
Tenure by 
Age

Owned Percent Rented Percent Totals Percent

Under 35  2 1.7%  3 -0.6%  5 0.1%
35 to 44  (15) -8.8%  (67) -9.0%  (82) -8.9%
45 to 64  (2) 1.3%  97 11.6%  95 9.7%
Over 65  6 5.7%  (13) -1.9%  (7) -0.9%
Totals  (9)  20  11 
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2000 Units by Household 
Size

Owned Rented Totals

1-person household  43  354  397 
2-person household  63  234  297 
3-person household  26  93  119 
4-person household  15  55  70 
5-person household  3  25  28 
6-person household  6  11  17 
7-or-more-persons  3  6  9 
Totals  159  778  937 

2010 Units by Household 
Size

Owned Rented Totals

1-person household  39  379  418 
2-person household  60  228  288 
3-person household  28  85  113 
4-person household  11  59  70 
5-person household  4  22  26 
6-person household  5  12  17 
7-or-more-persons  3  13  16 
Totals  150  798  948 

			 
During the same time period, ESRI Business Information 
Services reports that area median household income rose 
from $30,875 to $51,458 an annual increase of approximately 
7.6 percent annually. Taken together with the foregoing, this 
may indicate that there is a population of younger cohorts 

When change over time is examined, the loss in 35 to 44 year 
old households has been offset by the gain in 45 to 64 year old 
households, indicating that the cohort that was between 35 
and 44 in year 2000 may be aging in place, while that cohort 
is not being replaced by the younger cohort under 35. The 
percentage of under-35 households and over 65 households 
has remained relatively unchanged. Ownership has declined 
slightly while rentals have increased. 

Another factor that meshes with this is the high rental rate 
versus ownership rate, which is the inverse of national averages. 
Household age and household size are together determinants 
of ownership. Where many households are small and also 
young, the trend is toward rental.

The presence of the air force base may contribute to these 
demographic trends, as there are a number of personnel who 
live off the base and are more likely to be young and single. 
The demographics of housing by household size are shown in 
the following tables. The major finding from these tables is 
that single person households are increasing, while all  other 
household sizes other than four-person and seven-person or 
more are decreasing.
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that rises in income and moves as they age to be replaced by 
a new group of younger cohorts, while the older population 
is aging in place. If true, there will  be a future market for 
better senior housing options and housing that appeals to the 
millennial cohort, and that there may be demand for more 
services such as restaurants and entertainment venues that 
appeal to younger people.

The Coming Wave

While the senior population will continue to grow as the current 
group in the 45 to 64 year old ages in place, the next wave 
of change in the future is the cohort born since the 1980s, 
often called the Millennial generation, and also recognized 
as Generation Y. Currently, household size is declining, but 
as the Millennials age it is reasonable to expect household 
size to increase somewhat as they form families. According to 
recent research quoted in the Wall Street Journal regarding 
their preferences:

Kiplinger issued a report regarding living preferences of the 
Millennials:

The homes they buy will  often be smaller, and on smaller 
lots, than typical. And no long commutes for them. Look for 
Millennials to seek close-in suburbs with a walkable urban 
center offering restaurants, shops and other gathering places. 
Some are even passing up car ownership altogether.

Housing Need for Seniors
All households over retirement age may have a need for smaller 
units. If the units are not available the choice is to age in place 
with increasing difficulty or move to assisted living. Seniors will 

have needs for accessible units, safety and grocery shopping 
in proximity to their homes. Currently, Government Hill  does 
not offer a wide range of units that would allow seniors to 
age in place without needing to drive a car. 

Creating housing for this group, almost al l  of who have 
accumulated equity that could allow such a transition, requires 
smaller, quality units in a neighborhood matrix of services 
that are walkable. In 2010, the population over 65 was 18.6 
percent of the total population, but almost 33 percent of 
households. Creating choices for these senior households 
which are attractive, safe, and walkable would free up their 
existing units and lessen the need for the creation of more 
large lot standard housing,thus improving the quality of l ife 
for the seniors and alleviating development pressure on land 
in the UGB. 

The census data makes a demographic case for smaller lot and 
unit housing at higher density than the existing housing stock 
would seem to indicate. Building complete neighborhoods 
with a variety of housing types makes a minimum net density 
of 8 dwelling units an acre for single-family detached units 
very achievable. Town house units can be created at 11 units 
per acre to over 20 units per acre and stil l  be self-parking. 
Multifamily buildings can range in density up to 35 units an 
acre without parking decks. By using land efficiently, with 
a variety of product types for the differing incomes and 
preferences of households, it may be possible to meet the 
need for workforce housing without subsidy at a quality that 
maintains neighborhood standards. 
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It is possible to fulfil l  some of these goals in the study area. 
For a compact neighborhood design, this mix could include 
retail and service space, employment space, and institutional 
space such as a small post office, a church, a small healthcare 
clinic or medical offices, etc. In programming all of these uses 
together, the amount of retail should be governed by the local 
capacity to support it with some amount of drive-by business—
the goal would be to offer enough services to make everyday 
life simpler, but not to create a destination that is financially 
unrealistic. A jobs housing balance would suggest creating 
space so that those who live in the area could walk to work. 

Aging in place is a trend driven by cost in part, and by the 
desire of  seniors,  part icularly baby boomers,  to remain 
independent. Retiring boomers are looking for places with 
recreational opportunities, and with a low cost of l iving and 
services within walking distance so that the inability to drive 
does not necessitate moving to some sort of assisted living. 

Taken together with the Mil lennials’  desire to walk and 
bike rather than drive, this offers a market opportunity 
for creating housing and amenities that appeal to the two 
largest demographic market segments in the country, and 
an opportunity  to  capture both segments .  The current 
demographics indicate a housing market that was built at a 
time when the majority of households had children and were 
three persons or more. Now it is the opposite, over 70 percent 
of households are two persons or fewer, and the local housing 
market lacks the choices that would address this change. 

Future  Projec t ions

Prior to the release of the new 2010 Census redistricting 
population data, providers of estimates and projections for 
Anchorage had to make assumptions based upon past trends. 
Despite the uncertainty, the projections presented in the most 
recent comprehensive plan for the city yielded estimates that 
were fairly close to the 2010 Census.

Based upon these projections, between 2010 and 2019 there 
should be an increase of approximately 11,200 households. 
The importance of this is that it confirms there will  be a 
market for housing in the city.  How many of these households 
the city wishes to accommodate within the Government Hill 
neighborhood is a policy question regarding capacity, density, 
and seismic concerns, but it is useful to understand the market 
will  support future development if desired. 

Future housing development needs to respond to the following 
needs:

•	 Rentals for new households and workforce households
•	 Small lot, small-square-footage housing of high quality for 

first-time buyers and downsizing seniors
•	 Multifamily units for seniors no longer able to take care 

of a house
•	 Move-up housing at medium density for growing families 

to recapture 45 to 64 year old households
•	 Higher density townhouses for empty-nester couples, 

double-income/no children couples, and single women 
who have achieved financial stability

•	 Housing that is accessible to those with disabilities
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Employment  O ver view

Employment in Anchorage has suffered from the national downturn as have most cities. The trends in employment for the city 
are shown in the table below.

Employment in the Government Hill Area 2003 2006 2009 Change  03 
to 09

Agriculture, Forestry, Fishing and Hunting 0 0 1 1
Mining, Quarrying, and Oil and Gas Extraction 0 0 9 9
Utilities 22 0 71 49
Construction 1 1 9 8

Manufacturing 21 38 7 -14
Wholesale Trade 39 59 111 72
Retail Trade 18 23 354 336
Transportation and Warehousing 1466 1557 941 -525
Information 237 235 48 -189
Finance and Insurance 14 11 31 17
Real Estate and Rental and Leasing 0 1 13 13
Professional, Scientific, and Technical Services 35 32 77 42
Management of Companies and Enterprises 0 0 7 7
Administration, Waste Management, Remediation 79 114 48 -31
Educational Services 18 20 10 -8
Health Care and Social Assistance 44 41 157 113
Arts, Entertainment, and Recreation 0 0 11 11
Accommodation and Food Services 5 10 54 49
Other Services (excluding Public Administration) 28 31 26 -2
Public Administration 0 0 0 0
Totals 2027 2173 1985 -42

Source: Local Employment Dynamics, US Census
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While this area has not entirely recovered from the downturn, 
it is on the way back up. The loss in employment is in four 
sectors :  Transportat ion  and Warehous ing ,  Informat ion, 
Manufacturing, and Administration. 

In planning new nodes for residential, employment and retail 
service uses, an examination of where people live in relation 
to where they are employed can reveal wider area trends 
in employment and enable an evaluation of whether new 
employment space within the area is likely to attract employees 
and businesses. To understand this, consider data from the US 
Census Local Employment Dynamics on the inflow and outflow 
of the labor force locally. This is shown in the following table.

Labor Force and Work Location 2009
Employed in the Selection Area 1,985
Employed Persons Living in the Selection 
Area

1,529

Living and Employed in the Selection Area 58
Living in the Selection Area but Employed 
Outside

1,471

This analysis shows that of the jobs in the area, only 58 people 
who live in the area are employed within the area. As the 
planning proceeds, this issue will be explored more thoroughly 
by looking at the sectors of the economy and discovering 
whether some of the uses that do employ neighborhood 
residents could find an advantage in locating where their 
employees live. 
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LAND OWNERSHIP

The majority of land on Government Hill is owned by the Alaska Railroad Corporation and the Port of Anchorage.  Home ownership is high among the residents 
of Government Hill, with the majority of Government Hill residents owning their homes outright.  Alascom and Richardson Vista LTD Partnership are the major 
corporate property owners.  Other property owners in the neighborhood include various church groups, school groups, the Municipality of Anchorage and the 
U.S. Department of the Interior.

Joint Base Elmendorf Richardson

0 1,000 2,000500 Feet ±
Kn

ik 
Arm

Land Ownership Map
Government Hill 
Neighborhood Boundary

Joint Base Elmendorf Richardson

Municipality of Anchorage

Alaska Railroad Corporation

School Property

Resident Owned

Church Property

US Department of the Interior

Corporate Owned

L A N D  O W N E R S H I P
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L A N D  U S E

Existing land use within the Government Hill  Neighborhood is 
defined by three primary uses: Industrial, Transportation and 
Residential. Several pockets of commercial are also located 
within this area.

Anchorage 2020 - The Anchorage Bowl Comprehensive Plan,  
also identifies these areas as having potential for infil l  or 
redevelopment opportunities. It sets forth a goal of increasing 
density in established areas.

Where Anchorage 2020 pol ic ies  are  h ighl ighted in  th is 
document, the GHNP reinforces these policies through specific 
plan goals, visioning documents and implementation strategies.

Anchorage 2020- Anchorage Bowl Comprehensive Plan

Future Land Use:
Mixed Use development is encouraged within Neighborhood Centers.

Neighborhood Commercial Centers: This land use concept comprises 
neighborhood-level commercial/retail   facilities that serve smaller 
clusters of residential neighborhoods. They include:
•	 Housing and compatible non-residential use
•	 Public and open space
•	 Multimodal access
•	 Small-scale attractive, non-obtrusive and convenient shop-

ping and service for residents
•	 Building scale and appearance should be compatible with 

adjacent residential development and highly responsive 
to and integrated with nearby residential areas and traffic 
patterns

•	 Northern city design concepts shall guide the design of all 
public projects, including parks and roads

Additional Senior Centers are desired.
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E X I S T I N G  L A N D  U S E  M A P 

The most significant change in the Government Hill neighborhood will be the introduction of a Commercial/Mixed Use Center land use designation in the heart 
of Government Hill.  This land use designation will facilitate zoning changes to allow such things as more compact development, mixed-use buildings and reduced 
parking requirements.
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Rly Adopted Title 21 Land Use Map
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R E G U L ATO R Y  F R A M E W O R K 
Zoning -  Ti t le  21 Land Use Regulat ions
Development in the Government Hill Neighborhood is governed 
by the Title-21 Land Use Regulations. 

The following section outlines the intent for the zoning districts 
that are located within the Government Hill  Neighborhood.

R-2D  Two Family Residential
The R-2A and R-2D use districts are intended as low-density 
urban and suburban two-family residential areas. Structures 
and uses  required to  serve governmental ,  educat ional , 
religious, noncommercial, recreational and other needs of 
such areas are permitted in districts or are permissible as 
conditional uses subject to restrictions intended to preserve 
and protect their residential character.

R-3 SL  Multiple Family Residential
The R-3 district is intended to include urban and suburban 
single-family, two-family and multiple-family residential uses 
with medium population densities, and uses and structures 
required to serve governmental ,  educat ional ,  re l ig ious, 
noncommercial recreational and other needs of such areas. 
The regulations and restrictions in the R-3 district are intended 
to protect, preserve and enhance the primarily residential 
character of the district.  

R-4  Multiple Family Residential
The R-4 district is intended to include urban multiple-family 
dwelling uses with medium to high residential densities, 
and uses and structures required to serve governmental, 

educational, religious, noncommercial recreational and other 
needs of such areas. The regulations and restrictions in the 
R-4 district are intended to protect, preserve and enhance 
the primarily residential character of the district. 

T  Transition District
This district is intended to include suburban and rural areas 
that, because of location in relationship to other development, 
topography or soil conditions, are not developing adn are not 
expected to develop in the immediate future along definitieve 
land use lines.  The permitted uses in these districts are 
intended to be as flexible as possible consistent with protection 
from noxious, injurious, hazardous or incompatible uses.

B-1A  Community Business District
The B-1A district is intended for convenience business uses 
which serve the daily needs of nearby neighborhoods. The 
district is intended for small, compact areas. 

PC  Planned Community
The planned community district is intended to provide a 
system of land use regulation for large tracts of land which 
are under unified ownership or development control. The 
purpose of this district classification is to provide for and allow 
flexibility in the selection of land use controls for the specific 
site proposed for PC district classification while protecting 
the public health, safety and welfare by ensuring that the 
development will  be consistent with the comprehensive plan 
and the holding capacity of the land.
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PLI  Public Lands & Institutes
The PLI district is intended to include areas of significant 
public open space, major public and quasi-public institutional 
uses and activities and land reserves for which a specific use 
or activity is not yet identified.

MI  Marine Industrial
The MI district is intended primarily for a mix of marine 
commercial and light industrial manufacturing, processing, 
storage, wholesale and distribution operations that are water-
dependent and water-related.

MC  Marine Commercial
The MC district is intended primarily for water-dependent and 
water-related use as permitted principal uses, with water-
related uses being considered as conditional uses. Emphasis 
is on development flexibility of water-dependent and water-
related commercial uses and on public access to the waterfront 
and Ship Creek.

L1  Light Industrial
The L-1 district is intended primarily for urban and suburban 
l ight manufacturing,  processing,  storage,  wholesale and 
distribution operations, but also permits l imited commercial 
uses. Regulations are intended to allow efficient use of the 
land while at the same time making the district attractive and 
compatible for a variety of uses. 

L2  Heavy Industrial
The L-2 district is intended primarily for heavy manufacturing, 
storage, major shipping terminals and other related uses. 
Also permitted in the district are uses generally permitted 
in commercial districts.
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This zoning map depicts the existing designations for the Government Hill  Neighborhood.  The T district (Transition 
District) may be discontinued after the formal adoption of Title 21 Land Use Regulation.
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P O R T  O F  A N C H O R AG E
The Port of Anchorage first began operations in September 
1961. In that year, more than 38,000 tons of marine cargo 
moved across its single berth.

Alaska’s greatest natural disaster made the Port of Anchorage 
the dominant marine facil ity in the state. The 1964 Alaska 
earthquake, and the tsunami which it generated, destroyed 
the two ports which served South-central Alaska at that time. 
The Port of Anchorage, on the other hand, suffered only minor 
damage and was operational again within days. Consequently, 
all  the materials shipped to Alaska to rebuild the state came 
through the Anchorage facility.

Now, 50 years since the port began operations, its importance 

to the State of Alaska has increased substantially providing vital 
consumer goods, fuel and other essential supplies to over 85% 
of the state. Unfortunately, many of the docks pilings are the 
very same pilings that were installed in 1961. They are corroded 
and in a deteriorated condition casting significant doubt that 
they could survive another high magnitude earthquake.

In 2002, the Port of Anchorage and the Federal Maritime 
Administration (MARAD) began an effort to replace and expand 
the current dock facilities. This became known as the Port 
of Anchorage Intermodal Expansion Project. The goal of the 
this project is to replace the existing docks while creating a 
world class port facility that will  accommodate current and 
future shipping trends. It will  include two new berth spaces 
and barge docks.
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Foot path

Trail Segment

Cunningham Park

Harvard Park Basketball Court, 
Tennis Courts, 
Community 
Facility, Furnish-
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Trail Segment

Sunset Park Shelter Trail Segment

Susan Nightingale 
McKay Memorial Park

Tables, Memorial Trail Segment

PA R K S ,  T R A I L S  A N D  G R E E N B E LT S
Anchorage 2020- Anchorage Bowl Comprehensive Plan

“Anchorage’s trails and parks are major community assets. The 
extensive trail system attracts both residents and visitors and is cur-
rently ranked second in the nation. The addition of trail segments 
to connect major trails is also planned to ensure that nearly all 
Anchorage Bowl residents are within ten minutes of the trail system.

Connect local activity centers, such as neighborhood schools and 
community centers with parks, sports fields, greenbelts and trails, 
where feasible.

Public and/or Private Ice Rinks and sports fields are desired.”

Parks, trails and greenbelts have been identified as primary 
assets  within the community.  Several  munic ipal  parks 
surround the residential neighborhood. Most of these parks 
are located along the hillsides where they form a natural 
buffer to the adjacent industrial areas. This natural buffer 
is enhanced with a forested greenbelt, which also provides 
erosion control along the hillside. 

Harvard Park was leased from the Alaska Railroad (Department 
of Interior) in 1961 with a 40-year lease. The park includes 
two buildings. The first is the old Alaska Railroad Club 
building located on Mystic Way. This building is operated by 
the Anchorage Curling Club. The other building is operated 
by the Square Dance Club.

Proposed Park Improvements in Government Hill
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Government Hill  residents and visitors to Government Hill 
enjoy a unique park system that acts as a buffer between the 
community and its industrial neighbors.  Several parks create 
a ring that frames the hill  and creates space for recreation 
and social gathering.  These include Sunset Park, Alderwood 
Park, Harvard Park, Brown’s Point Park and Susan Nightingale 
McKay Memorial Park.  

Although the parks are generally well  maintained, there 
are several opportunities for improvement that community 
residents have identified.  These include several view shed 
corridors that require yearly maintenance to trim overgrowth 
of trees and shrubs, connecting various trail segments to create 
a continuous walking trail around the hill  that connects to 
Ship Creek, and enhancing sidewalks to ensure comfortable 
pedestrian use in all  seasons.

The Areawide Trails Plan adopted in April 1997 shows a multi-
use paved trail planned for Government Hill  that loops around 
the neighborhood and also connects to Ship Creek.  It also 
shows a planned grade separated crossing at the intersection 
of Loop Road and East Bluff Drive.  
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PA R K S  A N D  T R A I L S  M A P 
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TRANSPORTATION

Anchorage 2020- Anchorage Bowl Comprehensive Plan

Transit supported development corridors, pedestrian accessible devel-
opment and multimodal roadways and trail networks are promoted.

Freight movement is facilitated throughout the community, especially 
among the port, international airport, railroad and industrial reserves.

Streetscape standards revitalize road corridors for all users.

New transportation projects and significant project upgrades shall ac-
commodate new trail sections and easements identified in Areawide 
Trails Plan.

Accommodate pedestrian, bicyclists, transit users, the disabled, au-
tomobiles and trucks where appropriate.

Design and construct and maintain roadways or rights-of-way to 
promote and enhance physical connectivity within and between 
neighborhoods.

Diminish the prominence of garages and paved parking areas.

Residents and businesses in the Government Hill Neighborhood 
depend upon the transportation infrastructure and public 
transportation services in the area to make their daily trips 
safely and eff iciently.  Residents must travel  outside the 
neighborhood for the majority of their shopping, work, service 
and recreational needs. Good connections to the rest of 
Anchorage are essential to meet the residents’ travel needs. 
There currently are no collector street, sidewalk or bicycle/
pathway improvements identified in the adopted Anchorage 
Bowl 2027 Long Range Transportation Plan (2007), Anchorage 
Bicycle Plan (2010), or Anchorage Pedestrian Plan (2007). 

Over 80% of Alaska’s goods arrive at the Port of Anchorage and 
then must be transported via the existing roadway system to 
ultimately reach the marketplace throughout the state. There 
are plans for two major roadway projects identified in the 
current Metropolitan Transportation Plan that would provide 
long term access for industrial and military users in the area. 
These would have a substantial impact on the neighborhood. 
These projects are the Knik Arm Crossing (KAC) and the 
Highway-to-Highway (H2H) projects. The proposed KAC project 
alignment would bisect the Government Hill Neighborhood  and 
its design will  influence how roadway, sidewalk and multi-use 
trail connections to and within the neighborhood need to be 
accommodated to maximize community livability.
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• 	 Long term impacts from potential KAC and H2H projects
•	 Short term impacts to the Government Hill Neighborhood 

from potential roadway  construction activities
• 	 Joint Base Elmendorf-Richardson access and congestion 

issues
• 	 Port of Anchorage access
•	 Alaska Railroad passenger and freight operations
•	 Emergency service access to the Neighborhood
•	 Public transportation service
•	 Government Hill  Elementary School access
•	 Sidewalk/trail  connections to Ship Creek Trail
• 	 Pedestrian connectivity
Government Hill faces a number of transportation challenges.  
Currently, traffic from Joint Base Elmendorf Richardson creates 
a backlog of vehicles at Arctic Warrior during busy times of 
the day.  Traffic conflicts with students, parents and teachers 
trying to access Government Hill  Elementary School create 
unsafe pedestrian crossings and congestion near the stoplight 
at East Loop Road and Erickson Street.  There are many areas 
in the neighborhood that do not have sidewalks or where 
the existing sidewalk is inadequate to accommodate both 
snow and pedestrians in winter.  In addition, the pedestrian 
walkway on the west side of the East Loop Road bridge is 
too narrow and hence, vulnerable to car and truck traffic. 
This walkway poses a serious safety hazard for Government 
Hill  residents and people attempting to access downtown. 
Finally, the proposed Knik Arm Crossing project imposes a cut 
and cover tunnel through the heart of the Government Hill 
Neighborhood, removing key commercial uses and rerouting 
traffic during various construction phases.  The extent of the 
effects that this project will  have on traffic circulation and 
pedestrian/bicycle access to Government Hill ’s commercial 
mixed use center is yet to be determined.

Non-motorized Travel
T h e  n e i g h b o r h o o d  h a s  v e r y  l i m i t e d  n o n - m o t o r i z e d 
connections to the rest of the Anchorage area with only 
one pedestrian/bicycle connection via E. Loop Road. Once 
pedestrians/bicyclists reach the A-C streets couplet viaduct, 
it  can be challenging to find the route to downtown. Due 
to fencing and gates that exist between the residential 
neighborhood and its three primary neighbors – JBER, the 
Port of Anchorage, and the Alaska Railroad Corporation — 
there are no direct pedestrian, bicycle or trail  connections 
other than E. Loop Road.

There are two controlled pedestrian locations to allow non-
motorized crossings of E. Loop Road in the Neighborhood.  A 
pedestrian overcrossing is located at E. Bluff Road to provide 
grade separated crossings primarily for school children. 
Additionally,  a signalized intersection at E.  Loop Road/
Erickson Street/Hollywood Drive has pedestrian actuated 
controls  to act ivate the traff ic  s ignals  for  pedestr ians/
bicyclists walking their bikes across the street.

Within the neighborhood, there is a good network of sidewalks 
along the public streets east of E. Loop Road. However, to 
the west of E. Loop Road there are vir tually no sidewalks 
along the public streets with the exception of sidewalks to 
the Government Hill  Elementary School and along the AT&T 
property frontage on E. Bluff Road. There are a few informal 
trails down the slope from W. Harvard Street to E. Loop Road 
that greatly reduce the walking time to and from downtown 
Anchorage.

Key Transportation Related Issues:
• 	 Highway/Street system functional classification and street 

typology
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T R A N S P O R AT I O N  M A P

Joint Base Elmendorf Richardson

0 1,000 2,000500 Feet ±
Kn

ik 
Arm

Transportation
Government Hill 
Neighborhood Boundary

     Bus Stop

     Planned Trail

     Existing Trail

     Bus Route

     Sidewalks

     Building Footprints

     Streets



31Government Hill Neighborhood Plan Public Hearing Draft

Government Hill will face a number of challenges in the coming 
years as population growth and proposed development projects 
such as the KAC impose changes upon the neighborhood.  
Anchorage 2020 poses a number of policies that address 
redevelopment, growth and infill and the following utility maps 
show existing utility locations that will  need to be considered 
in the case of redevelopment projects.

Anchorage 2020- Anchorage Bowl Comprehensive Plan

Redevelopment of unused and partially developed parcels and obsolete 
buildings becomes more economically feasible as Anchorage’s vacant land 
base shrinks. Infill, rehabilitation, and redevelopment will reshape and 
modernize older areas so they can better meet future needs for housing 
and other uses and activities.

Neighborhoods and subareas in and around Downtown/Midtown...are 
targeted for public/private reinvestment.

Design standards mitigate impacts of higher densities and address archi-
tectural compatibility.

Provide incentives for lot consolidation in infill/redevelopment to improve 
design and compatibility of housing.

Avoid incompatible uses adjoining one another.

Northwest Subareas
This area had the greatest growth potential for renewal and redevelopment. 
This area has the most multifamily housing, with high occupancy rates by 
seniors, non-family households and single people. There are also some thriving 
older single-family neighborhoods...In general, vacant and older or under-
used residential and commercial properties are targeted for redevelopment. 

The unique appeal of individual residential neighborhoods shall be protected 
and enhanced in accordance with applicable goals, policies and strategies.

Utilities shall be located and designed with balanced regard for the envi-
ronment, energy conservation, reliability, visual impacts, natural hazard 
survivability, and cost.

G R O W T H  A N D  I N F I L L  R E D E V E LO P M E N T
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U T I L I T I E S
Anchorage 2020- Anchorage Bowl Comprehensive Plan

Storm drainage systems in the Anchorage Bowl are owned and 
maintained by both the Municipality and the State. Storm water 
is collected to reduce flooding from rain and snowmelt. Treatment 
is important because most systems discharge into area creeks, 
lakes or wetlands.

Utilities shall be located and designed with balanced regard for 
the environment, energy conservation, reliability, visual impacts, 
natural hazard survivability, and cost.
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Anchorage 2020- Anchorage Bowl Comprehensive Plan

The Anchorage Water and Wastewater Utility (AWWU) delivers water 
to amount 80% of the population in the Bowl.  AWWU’s water supply 
comes from Eklutna Lake, Ship Creek and wells.

Utilities shall be located and designed with balanced regard for the 
environment, energy conservation, reliability, visual impacts, natural 
hazard survivability, and cost.
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Anchorage 2020- Anchorage Bowl Comprehensive Plan

The Anchorage Water and Wastewater Utility (AWWU) collects 
and treats wastewater from most of the Anchorage Bowl, plus 
the military bases. The Point Woronzof plant provides primary 
treatment of waste water and septic tank sludge. After treatment, 
effluents are discharged into Cook Inlet. The collection system 
and treatment plant have adequate capacity through 2020.

Utilities shall be located and designed with balanced regard 
for the environment, energy conservation, reliability, visual 
impacts, natural hazard survivability, and cost.
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N AT U R A L  E N V I R O N M E N T
Government Hill  contains a variety of natural features that are 
assets to the neighborhood. I t includes wetlands, small pockets 
of forested areas and riparian edges along Ship Creek. There is 
also a stretch of shore line area; however, it is the home to the 
Anchorage Municipal Port and not suited to public/neighborhood 
active or passive recreational use.

Anchorage 2020- Anchorage Bowl Comprehensive Plan

Healthy, mature trees and forested areas shall be retained as 
much as possible.

The municipality shall provide orderly development within An-
chorage’s coastal zone, protect and enhance its unique natural 
features and resources, and sustain and enhance coastal access.

Fish, wildlife and habitat protection methods shall be addressed 
in land use planning, design and development process.

The Municipality shall preserve the functions and values of 
important wetlands.

Utilize wetlands to manage drainage and improve water qual-
ity, where appropriate.

...Anchorage’s future is a vision that balances growth with the 
retention of the city’s natural features and quality of life. 

Planning for and retention of natural open space are top  pri-
orities.
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Wetlands contribute to our ecosystem health by providing natural stormwater collection and treatment ponds.  They can also supply neighborhood amenities 
such as spaces for parks and recreation, wildlife viewing opportunities and wildlife habitat. The Municipality of Anchorage has begun a system of watershed 
planning, which provides an orderly approach to stormwater collection, treatment and floodplain management.
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S E I S M I C  R I S K
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This topography map illustrates the frame of steep palisades that separate the Government Hill bluff area from the lower lying areas of the neighborhood.  
These steep slopes restrain development while preserving a green space buffer between the community and its industrial neighbors.
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A .  T H E  N E I G H B O R H O O D 
F R A M E W O R K  P L A N
Residents, property owners and key community stakeholders  
in Government Hill envision the neighborhood as a “community 
of choice” in Anchorage, which is noted for its l ivability and as 
being a place of opportunity. In response, this plan looks to the 
future, seeking to establish a framework for good stewardship 
and strategic improvements that enhance the neighborhood. It 
presents those improvements in a coordinated set of planning 
systems including land use, transportation, parks and open 
space and historic resources. 

This plan is proactive in that it acknowledges the potential 
impacts of major “external” forces, including the proposed 
Knik Arm Crossing project and expansion/improvement plans  
at the Port and Railroad properties. A distinction of this plan, 
however, is that it does not simply react to those possible 

events in an attempt to mitigate them.  While it considers 
those factors, it sets a larger, more affirmative picture for the 
future. These are some key elements of the neighborhood’s 
vision:

B.  A V ISION FOR GOVERNMENT HILL
The Framework Plan, depicted in the Plan Framework Map 
(page 40),  reflects the goals of the community,  as they 
appear in this vision statement. In meetings, interviews and 
community workshops, residents, property owners and other 
stakeholders described features of the area they see as being 
important in securing continued vitality for the neighborhood. 
As key elements of an overarching vision for the Government 
Hill  neighborhood, these features are summarized here as a 
description of the future, when the plan recommendations 
have been achieved.

Government Hill residence in winter Historic Brown’s Point Cottage

2.  V I S I O N  F O R  G O V E R N M E N T  H I L L  N E I G H B O R H O O D

Residence of Mel and Mary Barry
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1.  A  v ibrant ,  l ivable,  and susta inable 
place
Government Hill  is active with a strong sense of community. 
People enjoy the unique identity of the neighborhood. It is 
known for its walkable scale, historic character, and as being 
a distinct “village” in the heart of the city.

2.  A cen t ra l ,  foca l  po in t  o f  m ixed  uses
In the future, Government Hill  has a neighborhood center 
that is  active with a mix of  uses including professional 
services, retail,  dining and entertainment facilities. It also 
contains residential units in apartments, condominiums and 
townhouses, that help extend hours of activity and provide a 
variety of housing choices for neighborhood residents. These 
residential uses  also help to support the commercial uses. 

More importantly, the center includes civic and institutional 
facilities that are shared by neighborhood residents, local 
employees and those who visit the area. These include a 
community meeting hall, outdoor courtyards, plazas for winter 
activities, as well as churches and social program facilities.

3.  Stable  res ident ia l  areas
In the future, Government Hill  is known as a place where 
long- term res idents  share  a  sense  of  community  wi th 
newcomers. Residential buildings are well maintained, and 
streets are active. There is a strong sense of stability, which 
historic buildings convey, as do well-established churches 
and recreational clubs that continue to be a traditional part 
of the neighborhood. 

Government Hill’s unique identity as being one of Anchorage’s 
few walkable neighborhoods remains a distinctive feature as 
well.  This identity is enhanced with new sidewalks and trails 
that make access to the neighborhood center convenient and 
also by providing access to parks, open space and recreational 
facilities.

4.  Seamless,  and connec ted places
While  Government  Hi l l  contains  sub-areas  that  feature 
distinct identities, there is an overall sense of cohesiveness, 
with each individual area connected to others through safe 
and convenient streets, sidewalks and trails. This  sense of 

Existing Tesoro Station Historic Water Tower Government Hill Commercial District
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connectedness includes access to schools, cultural facilities 
and employment centers. Streetscape improvements, including 
wide sidewalks, planting strips and street furniture invite 
walking throughout the community.

5.  A  Green Neighborhood
Government Hill  maintains its “greenness,” which begins with 
the “skirt” of trees and shrubs that grow along its palisades, 
extending along its trails and into its parks and open spaces. 

Government Hill  is known as being sustainable, in that it 
conserves built resources that already exist, encourages use 
of alternative modes of transportation, and even supports 
local gardens and food production. It  provides l ive-work 
opportunities located within the employment centers present 
in the neighborhood, as well as housing, and access to goods 
and services, all  within a compact setting.

6.  A  Diverse  Neighborhood
Government Hill continues to foster a diverse range of citizens, 
with varying social, cultural and economic backgrounds. It 
also remains diverse in its cultural offerings and community 
activities.

7.  Easy  Access
While Government Hill  maintains a sense of distinct identity, 
which is in part shaped by its topography, it has improved 
access to downtown Anchorage and to other key activity 
centers in the city.

8.  A  Cl imate for  I nvestment
In  the future,  Government Hi l l  offers  opportunit ies  for 
investment in commercial and residential properties. Public 
infrastructure improvements have established a framework 
that provides a degree of certainty for investors. Homeowners 
continue to maintain their properties, and businesses seek 
out locations in the revitalized neighborhood center.

Renovated properties on Government Hill New townhouses on the bluffView of the wireless tower in Government Hill
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This neighborhood plan focuses on assuring that Government 
Hill  retains a high degree of sustainability, in that it conserves 
built resources that are part of the city ’s cultural heritage, 
makes efficient use of land, provides jobs for those who 
l ive nearby, and reduces dependence upon automobiles. 
This chapter presents overarching concepts that will  help to 
assure a sustainable neighborhood with an emphasis on the 
neighborhood center.

A .  P L A N N I N G  W I T H  F L E X I B I L I T Y
The neighborhood’s future will  be shaped by a complex set 
of variables, some of which are difficult to predict. The plan 
therefore must remain flexible, while providing clear direction. 

These key principles help define planning with flexibility:

1.  Plan construc t ively  with the 
uncer ta int ies  that  ex ist .
Encouraging investment in the neighborhood center is directly 
tied to expectations about the KAC project, its timing, the 
geographic extent of construction disturbance and the logistics 
of construction phasing. These factors  place a cloud of 
uncertainty around some parcels in the neighborhood center.

In a different frame, there may also be opportunities to 
expand the neighborhood center into the current edge of JBER 
properties that lie adjacent to the northern and eastern edges 
of the neighborhood center. Securing agreements to expand 
the neighborhood center along these edges could take several 
years. Thus, some uncertainty exists here as well.

A pedestrian bridge that provides marginal access to Government Hill Elementary School

3 .  S T R AT E G Y  F O R  N E I G H B O R H O O D 
S U S TA I N A B I L I T Y

Sourdough Lodge
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2.  Provide for  phased redevelopment.
Because there are substantial areas in the neighborhood 
center where the final disposition of the land is presently 
unknown, opportunities for investment must be planned such 
that redevelopment can be phased.  More specifically, some 
parcels must be established that would attract development in 
the near future, where the long-term future is not complicated 
with uncertainty, or by the possible disruption that construction 
of the KAC project would cause. 

That means looking for an initial redevelopment phase on 
land that is farther east, out of the immediate path of the 
potential KAC project, and yet west of the JBER edge.

3.  Design the potent ia l  cut-and- cover  l id 
as  an asset .
In an early planning workshop, participants were asked to 
envision a neighborhood center in two alternatives: First, 
one without the bridge project, and second, with the bridge 
project. What resulted were concepts that were the same for 
both conditions.  Both alternatives expressed a single vision 
for a revitalized neighborhood center, with a western edge that 
supports more intensive uses extended farther to the east, 
regardless of whether or not  the cut and cover project occurs. 
They found that in both scenarios the area considered for the 
lid should be an amenity for the community, and should serve 
as a compatible transition from eastern to western areas of the 
residential neighborhood.  The lid should help reduce noise, 
exhaust fumes and visual impacts resulting from KAC traffic.
The lid should also not divide the park.  The lid design should 
include consideration of extending under Sunset Park to 
maintain the viability and use of this valued park community.

Ultimately, the surface (lid) should be a visual asset, helping 
to connect the neighborhoods and providing civic uses. If 
the KAC tunnel is constructed it should be designed to allow 
light-weight construction to be feasible on its surface after 
completion. 
Potential improvements should include:
•	 Open space or park land (such as an ice rink or skate park)
•	 Landscaped parking “pods” (designed to serve a mix of 

uses that would be constructed on properties abutting 
the lid)

•	 Community facilities, such as a l ight structure for a com-
munity meeting room, a warming hut, etc.

•	 Community gardens

An overview image of a model that depicts how the proposed KAC project would bisect 
the Government Hill neighborhood along Erikson Street.
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4.  M it igate  constra ints  of  ex ist ing parcel 
conf igurat ions.
While a modest market for redevelopment exists today, and 
is l ikely to improve in the future, the arrangement of the 
parcels in the neighborhood center significantly constrains 
the opportunity for investment. Several blocks are irregularly 
shaped limiting the amount of land area that would be required 
to accommodate the scale of development that would be 
needed to justify proposed redevelopment.

5.  M it igate  the potent ia l  loss  of 
developable  land.
If the KAC project does proceed, the land area with potential for 
commercial and mixed use will  be reduced, placing additional 
l imits on the already constrained commercial space in the 
neighborhood center. In response, the plan shifts the focus 
on the neighborhood center to the east and proposes seeking 
additional lands along the edge of JBER.

B.  C R E AT I N G  A  C L I M AT E  F O R 
I N V E S T M E N T
A vital element of Government Hill’s continued and future 
success as a desirable neighborhood in which to live and 
work, is the ability to draw investment for commercial and 
residential development.  This section discusses the factors  
that currently l imit investment within the community and 
suggests approaches to facilitate investment.

1.  I nvest ing in  lands s lated for  the tunnel 
“ l id”

The plan seeks to establish a climate for investment, by 
identifying areas where redevelopment can occur with relative 
stability. One factor is the uncertainty that the potential 
“cut and cover” project associated with KAC causes. While 
construction of the cut and cover tunnel may stil l  be a few 
years out (assuming the project moves ahead), it leaves the 
lands in its path in limbo. 

It will  be difficult, if not impossible, for a private developer to 
invest in improvements in that zone. First, KABATA is already 
negotiating to acquire lands for their project in that area, 
which ties up those parcels for the near term. And, second, 
if the KAC project is delayed, those properties could be tied 
up for an unknown period. 

In light of this factor, the best approach is to craft a development 
scenario that uses this uncertainty to its advantage. This 
means focusing potential redevelopment on land that is not 
on the lid, farther to the east, and then applying development 
concepts for the lid that can occur at a later date. 

To facilitate this strategy, the neighborhood center scenarios 
that are presented in subsequent sections of this plan show 
uses on the lid that could occur after other improvements 
have been established in the area to the east of it. It focuses 
on creating a critical mass of redevelopment farther east of 
the lid area.
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residents as well as the businesses and institutional members 
of the community. JBER, the Port, Alascom and the Railroad 
are among the key partners, whose own needs are, to some 
extent, addressed in the plan. 

4.  I nvestment  Oppor tunit ies
Preliminary market evaluations indicate that there will  be 
opportunities for additional housing and commercial space in 
the Government Hill  Neighborhood. This is based on general 
growth projected for the city at large, and also growth related 
to JBER, the Port and the Alaska Railroad Yards.

Buildings of two and three stories will be feasible. A mix of uses, 
often in joint development projects with “horizontal” mixes, 
are likely. In response to this opportunity, the neighborhood 
center parcels are proposed to be re-configured to yield sites 
that will be more attractive to investment. These are shaped to 
accommodate higher density building and to provide sufficient 
parking as well.

5.  Secur i t y
Some areas of  the Government Hi l l  Neighborhood have 
operations that require special security. An example is the 
edge of the Port land at the base of the hill.  Others exist as 
well. Along some of these edges, the plan proposes introducing 
pedestrian trails, and in some cases, service roads. These 
actions would be designed to respect the security requirements 
of these neighbors. These needs are accommodated with 
landscaped buffers and other devices that l imit access where 
appropriate.

2.  Development  in  the Cut  and Cover 
area
A portion of land along the western edge of the neighborhood 
center may be impacted directly by construction of a cut and 
cover tunnel. The neighborhood center plan concepts are 
conceived to function with or without the Knik Arm Crossing 
project. Uses assigned to this area are consistent with those 
that could be supported by the cover. 

These include:
•	 Parking
•	 Streets and walkways
•	 Landscaping, parks and open space
•	 Low impact civic facilities and activities

3.  Planning for  mutual  benef i ts
The plan includes concepts that can benefit neighborhood 

One of the original quonset hut structures
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C .  B U I L D I N G  I N  P H A S E S
Phasing the implementation of the plan is essential, because 
of the range of “moving parts” that exist in   the planning 
environment. This includes the coordination of infrastructure 
improvement with private development. Infrastructure such 
as water, sewers and streets, will  be influenced by capital 
improvement schedules and public  funding mechanisms. 
Private development will be influenced by market opportunities 
and property lease and purchase agreements.

Each phase needs to ‘stand alone in that it should function 
well and be viable economically. At the same time, each phase 
must be conceived to set the stage for subsequent ones, and 
not preclude flexibility for later projects.
More specific recommendations for phasing are presented 
in the implementation strategies section of the plan, but the 
basic concept of phasing shapes the plan concepts, which are 
described in the next section of this chapter.

D.  K E Y  CO N C E P T S  O F  T H E 
F R A M E W O R K  P L A N
A set of  key principles establ ishes a framework for the 
specific plan recommendations. Many of these elements are 
identified on the map “Neighborhood Plan Framework” and 
are described here:

1.  A  Neighborhood Center  with  a  M ix  of 
Uses
The heart of the neighborhood is reconfigured, to accommodate 
more efficient circulation and redevelopment opportunities. 
Parcels are assembled in new ways that offer more opportunity 
for compact, mixed-use development. This also allows streets 
to be realigned for safe and convenient access and facilitates 
intersection improvements that enhance pedestrian safety.

**Note that the term “neighborhood center” as it is used in this 
plan denotes an area of several blocks with a concentration of 
activities that serve the community. This is not to be confused 
with the concept of a building that includes a neighborhood 
meeting space, which is referred to separately as a “community 
hall” in this plan.

Government Hill residence in winter
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The neighborhood center combines a mix of these uses:
•	 Civic uses, perhaps a community meeting room, an outdoor 

skating rink, community gardens and plaza, as well as a 
place for a farmers’ market and similar outdoor functions 
that are shared by community residents

•	 Commercial uses, including retail, dining, grocery, perhaps 
a hotel, and professional offices

•	 Residential, including apartments and condominiums above 
commercial uses, as well as townhouses

•	 Institutional facilities, including clubs, daycare centers, 
youth activity centers, churches and other places of worship

                                
2.  A  Pedestr ian- Or iented Neighborhood 
Center
As properties redevelop in the center, they should be designed 
to enhance streets as places for pedestrians. As such, new 
buildings should have storefronts built close to the sidewalk 
edge, with goods and services visible to the passerby. Other 
buildings may be designed to provide visual  interest to 
pedestrians at the street level by using display cases, decorative 
architectural treatments and artwork.

3.  I nvit ing Streetscapes  in  the 
Neighborhood Center 
As streets are improved, new sidewalks should be constructed. 
These should be buffered from street edges with a generous 
planting strip, which is planted with grasses and trees that are 
green in warm months. In snowy months, these planting strips 
would serve as snow storage areas. The sidewalks themselves 
should be wide enough to encourage walking.

A dist inct ive palette of  streetscape elements should be 
established to yield a distinctive character for the neighborhood 
center. This includes uniform street l ights, benches, waste 
receptacles and directional signage.

4.  Commercia l  Uses
A mix of retail,  dining and professional services should be 
concentrated in the neighborhood center. Many of these will 
be located at the street level, but professional offices and 
some service businesses may also be located on upper floors.
Some specific commercial uses:
•	 A small grocery store, bringing back a historical use

Wintertime view of an alley in Government Hill Newly renovated Alaska Railroad buildings Street light in Erikson Street
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•	 Restaurants, including those that exist there today
•	 Professional offices, especially those that can serve the 

neighborhood, and for those who live in the neighborhood 
and wish to work nearby

•	 Service businesses

5.  Employment  Centers
Key employers should continue to thrive in the neighborhood, 
offering job opportunities for residents. Employees at these 
centers will patronize neighborhood businesses and contribute 
to the diversity of the area.

Key employment centers are:
•	 JBER
•	 The Port of Anchorage
•	 Alascom
•	 Alaska Railroad
•	 Businesses in the neighborhood center
•	 Industrial uses along Ship Creek Road

6.  Publ ic  Faci l i t ies

In addition to preserving existing facilities and parks, new 
civic facilities should add to the variety of amenities in the 
neighborhood, and provide needed services. 

These new public facilities are proposed:
•	 A central plaza in the neighborhood center
•	 An ice rink with warming hut in the neighborhood center
•	 The curling club in Harvard Park
•	 A community meeting hall,  either in the neighborhood 

center, or in Harvard Park
•	 A sports field, located west of the Government Hill  school
•	 Community gardens, located in the area of the potential 

KAC lid

7.  Res ident ia l  Areas
The heart of  the Government Hi l l  Neighborhood should 
continue to be its residential blocks. Single family residences 
as well as multi family apartment buildings and townhouses 
should offer a range of options and price levels. Existing 
housing stock should be well maintained, and those properties 
of historic significance should be preserved. Where the few 
vacant lots exist, compatible infil l  should occur.

Entrance to Government Hill Elementary School Tank farm on Port of Anchorage property Trail head at Al Miller Park in Government Hill
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In the Neighborhood Center, new housing is introduced to 
moderately increase density in support of regional planning 
goals that make the best use of land throughout Anchorage. In 
Government Hill,  this occurs as l iving units above commercial 
uses as well as townhouses and apartment buildings.

** Note that in each of the alternative development scenarios 
that are presented in Chapter  5, land at the southwest fringe 
of JBER is proposed to be redeveloped  as housing. This would 
increase the resident population of Government Hill  as well as 
support the commercial uses and services in the center, and 
perhaps offer housing opportunities for personnel or visiting 
parties at JBER.

8.  H istor ic  Resources
Histor ic  resources  should be preserved throughout the 
neighborhood. Among these are blocks identified as being 
eligible for l isting as historic districts, as well as several 
individual properties of historic significance. 
Some of the noteworthy historic resources are:
•	 The row of houses on the bluff
•	 The wireless cabin
•	 The water tower 

•	 The remaining Quonset Hut residences
•	 The  Brown’s Point cottages

9.  A  R ing of  Parks  and Open Space
The hill  itself is to be ringed with parks and open space 
that are connected by a continuous trail loop. This provides 
hiking and biking opportunities for residents, employees and 
visitors. Along the way, view overlooks should be improved 
to provide vistas of downtown, the harbor, and mountains. 
These viewpoints should be regularly maintained to assure 
they continue as a signature feature of the neighborhood.  
The existing parks all  preserved are preserved and enhanced 
for the continued enjoyment and use by the community. 

Several neighborhood parks should contain play equipment 
and other amenities for active use, while other parks and 
open space are designed for passive enjoyment. 

Some specific improvements:
•	 Playing fields are included in newly designated parkland 

along the northern edge of the hill.
•	 A pedestrian connector links the two (east and west) por-

tions of Harvard Park.

Apartment complexes in East Government Hill Bus stop in East Government Hill Government Hill residence in winter
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•	 A plaza, located in the heart of the neighborhood center 
plaza, is a focal point of the community for festivals and 
events.

•	 An improved bluff trail  (designed to respect security re-
quirements for the port) leads along the western edge of 
the hill.

•	 Open space along the railroad is enhanced with plantings 
to enhance the trail there and to provide a buffer.

10.  I mproved Pedestr ian and Bic ycle 
Systems
Government Hill has a strong heritage as a walkable place, one 
of the few neighborhoods in Anchorage with that distinction. 
This tradition of accommodating pedestrians and bicyclists 
should be further enhanced by adding new sidewalks and trails 
that provide connections to key destinations, including those 
within the neighborhood and to others nearby.

Pedestrian and bicycle improvements should include:

•	 New s idewalks  in  the neighborhood center  that  are           
buffered from traffic with generous landscaping strips

•	 A new trail along the bluff ’s shoulder and base providing 

a continuous neighborhood loop
•	 A new trail connecting to the school from the residential 

areas
•	 Improved intersections with crosswalks in the neighbor-

hood center
•	 A new trail connecting the neighborhood with Ship  Creek 

and the Port	

11.  Access  to  Water
Along the southern edge of the neighborhood, pedestrian 
systems should link the hill  area to key waterfront amenities, 
including Ship Creek and Knik Arm. Overlooks should be 
provided that allow one to “touch the water,” sometimes 
symbolically in some cases, and literally in others. 

Specific water access points include:
•	 Connection to potential improvements at the mouth of 

Ship Creek
•	 Connection to the Ship Creek Trail

12.  Automobi le  Connec t ions 
While Government Hill  retains its sense of being a quiet 
enclave with relat ively  low traff ic  volumes,  automobi le 

Government Hill residence in winter Government Hill residence in winter A deserted AEC transmitter site
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circulation should be enhanced. New road improvements in 
the neighborhood center would ease traffic flow to and from 
other Anchorage destinations and within the neighborhood. 
The extent of these improvements varies with the different 
redevelopment scenarios that are presented in Chapter 5 and 
also by the timing of phased improvements. 

Some specific automobile circulation improvements:
•	 An east-west connector between the two sides of the 

hilltop neighborhoods
•	 An improved and celebrated intersection that serves as an 

attractive gateway from downtown into the neighborhood 
center

•	 An improved and celebrated entrance into JBER
•	 An improved primary access to the Government Hill  school
•	 A new secondary access to the Government Hill  School 

13 .  Park ing in  the Neighborhood Center
Parking should be reorganized to make more efficient use of 
buildings and to better support the range of activities found 
in the neighborhood center. A set of surface lots should be 
shared by groups of buildings in the neighborhood center. 
These lots should be located to support redevelopment of 
reconfigured parcels, usually to the side or rear of the buildings, 
such that storefronts, porch stoops and other desirable features 
immediately abut the street. Also, on-street parking should 
be provided along new street configurations.

Government Hill residence in winter
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This chapter summarizes the range of improvements proposed 
for the Government Hill  Neighborhood in a series of planning 
“systems.” These include land use, circulation, parks and open 
space. Maps il lustrate general improvements recommended 
within these system categories.

A .  C H A R AC T E R  A R E A S
The Government Hill  Neighborhood should be considered as 
a set of character areas, each of which has a set of goals and 
objectives for the future. Some of these are ones in which the 
established character is valued and should be respected in 
future development. The traditional residential neighborhoods, 
located on the top of Government Hill,  are examples. Others 
are places where improvements should occur and the character 
should be enhanced. The Neighborhood Center is a case 
in point. Each of these character areas is described in this 
section and il lustrated on Character Map.  The vision for the 
character of each of these areas draws upon comments from 
residents who participated in community workshops during 
production of this plan.

THE NEIGHBORHOOD CENTER CHARAC TER 
AREA
In the heart of the neighborhood the Government Hill planning 
area is the Neighborhood Center.  This area is envisioned to be 
reconfigured, to accommodate more efficient circulation and 
land use. Parcels are to be assembled in new ways that will 

offer more opportunity for compact, mixed-use development. 
This reconfiguration allows streets to be realigned to facilitate 
safe  and convenient  access  and fac i l i tates  intersect ion 
improvements that enhance pedestrian safety. Streetscape 
enhancements would give special identity to the area and 
encourage pedestrian activity.

** Note that the term “neighborhood center ” denotes an area 
of several blocks with a concentration of activities. This is not 
to be confused with the concept of a building that includes a 
neighborhood meeting space, which is referred to separately.

4.  P L A N N I N G  S Y S T E M S  -  K E Y  R E CO M M E N DAT I O N S

Stunning views of the Chugach Mountain Range from Government Hill
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The Neighborhood Center combines a mix of: 
•	 Civic uses, perhaps a community meeting room, an outdoor 

skating rink and plaza, a farmers’ market or similar func-
tions that are shared by community residents

•	 Commercial uses, including retail,  dining and professional 
offices

•	 Residential units, including apartments or condominiums 
above commercial uses, as well as town houses)

•	 Institutional facilities, including clubs, churches and other 
places of worship 

In the development scenarios that are presented in Chapter 
5, land at the fringe of JBER is shown redeveloped as housing. 
This would increase the resident population that could support 
the commercial uses and services in the center, and perhaps 
offer a housing alternative for personnel at JBER.

Goals & Objectives: 
•	 A revitalized commercial center 
•	 Mix of neighborhood-serving commercial and residential 

uses 
•	 Enhanced pedestrian streetscape with public art, seating 

etc. 
•	 Enhanced as gateway for neighborhood 
•	 A clear Government Hill  identity 
•	 A small grocery store
•	 A coffee shop/bakery 
•	 Food business with a rooftop terrace 
•	 Additional parking 
•	 Enhanced signage and wayfinding tools

TRADITIONAL NEIGHBORHOODS 
CHARAC TER AREA
These are the core of Government Hill  and include many 
properties of historic significance. They are characterized by 
narrow, walkable streets, intensive landscaping and lots with 
single family houses.

Goals & Objectives: 
•	 Calm and slow traffic through residential streets 
•	 Maintain pedestrian scale 
•	 Maintain a diversity of housing 
•	 Create a potential for artist l ive/work studios at empty 

wireless building 
•	 Maintain water tower as a community asset 
•	 Enhance east/west connectivity 
•	 Provide a dog park 
•	 Promote heritage tourism to attract more business (his-

torical walking tour) 

MULTIFAMILY NEIGHBORHOOD 
CHARAC TER AREA
These are located along the eastern edge of Government Hill 
and are relatively low in scale.  

Goals & Objectives: 
•	 Refurbish multi-family buildings 
•	 Potential for community gardens in underutilized park 
•	 Install speed control 
•	 Enhance intersections at East Bluff and Arctic Warrior Road 
•	 Enhance travel way along East Bluff for school bus 
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THE BLUFF NEIGHBORHOOD CHARACTER AREA
The bluff neighborhood is centered along Northpointe Bluff 
Drive and contains a series of lots that have redeveloped 
in recent years. These properties provide some of the most 
stunning views of downtown Anchorage and the Chugach 
Mountains.

Goals  & Objectives: 
•	 Build a pedestrian/bicycle connection to 3rd Avenue 
•	 Provide a dog park 
•	 Resolve parking issues due to housing density 

ALASKA RAILROAD RAILYARD CORRIDOR 
The Alaska Railroad yards lie at the foot of Government Hill, 
framing the southern edge of the neighborhood. The corridor 
consists of a mix of rail  facilities along with some commercial 
and visitor-oriented services. 

Goals & Objectives: 
•	 Minimize light spill  into the residential portions of the 

Government Hill  neighborhood
•	 Minimize noise impacts 
•	 Coordinate access improvements for pedestrians, bicyclists 

and motorists into the upper portion of Government Hill 
Neighborhood and to Ship Creek Trail.

•	 Encourage preservation of historic buildings in the rail-
yard corridor.

PORT OF ANCHORAGE CHARACTER AREA 
The port l ies along the shoreline of Knik Arm, framing the 
western edge of Government Hill  neighborhood. It consists 
of a mix of industrial facilities, including office buildings, 
storage tanks and docks.

Goals & Objectives: 
•	 Develop Brown’s Point Park (100th anniversary in 2012). 
•	 Reopen portions of W. Bluff Rd. as a trail  while respecting 

security requirements.
•	 Provide better wayfinding signage. 
•	 Minimize light spill  into the residential portions of the 

Government Hill  neighborhood.
•	 Coordinate access improvements for pedestrians, bicyclists 

and motorists into the upper portion of Government Hill 
Neighborhood and to Ship Creek Trail.

INDUSTRIAL MIXED USE CHARACTER AREA
The Industrial Mixed Use Character Area lies along Ship Creek 
Road. This is an industrial corridor, in which buildings flank 
the road.

Goals & Objectives: 
•	 Improve access to downtown, especially for pedestrians 

and bicycles.
•	 Redevelop abandoned buildings.
•	 Rehabilitate the historic power plant.
•	 Plant foliage along the railroad edge as a buffer.

THE INDUSTRIAL KNUCKLE 
The Industrial Knuckle is a point at which the Port of Anchorage 
yards and the Alaska Railroad yards merge, with a mix of office 
buildings, services and some visitor-oriented facilities. This also 
includes the bridge leading from downtown to Government Hill.

Goals & Objectives: 
•	 Improve pedestrian walkways along the bridge and associ-

ated access roads.
•	 Install public art and winter l ights on the bridge.
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•	 Enhance pedestrian safety and connections.
•	 Promote development of additional amenities to serve 

residents and visitors.

COMPLETE THE GREEN SPACE RING
A ring of green space frames the western and southern 
portions of the bluffs of Government Hill.   This is a highly 
valued resource that should be maintained for Government 
Hill  residents, citizens of Anchorage at large, and visitors 
to the neighborhood.  Adding other land to the open space 
system should be considered, such that a “green belt” wraps 
completely around the upper portions of Government Hill.

Goals & Objectives: 
•	 Maintain the bluff as a greenbelt buffer with replanted 

trees. 
•	 Expand on community garden opportunities.
•	 Maintain trails and pedestrian connections, providing a 

“ring ” around the neighborhood. 
•	 Create additional parkland, designed to serve a variety 

of user groups.
•	 Convert the Old Defense Fuel Site to park space.
•	 Explore the potential for a community hall near the Curling 

Club. 
•	 Maintain views to and from Government Hill,  especially 

views to Denali and Mt. Foraker from Susan Nightingale 
Park.

B.  L A N D  U S E  I M P R O V E M E N T S
With the specific goals and recommendations for the individual 
character areas in mind, there are some general land use 
recommendations that can be made. These are the key land 
use concepts for Government Hill:

1.	 Maintain the land use categories of the traditional residen-
tial neighborhoods.

2.	 Increase the mix of uses in the neighborhood center.
3.	 Moderately increase density in the neighborhood center.
4.	 Establish the core as a mixed-use district tailored to fit the 

range of building types and sizes as set forth in this plan.
5.	 Facilitate reconfiguration of more efficient parcels.
6.	 Ensure that major public projects are designed and built to 

reinforce and enhance the Government Hill  neighborhood‘s 
vision for their community.

Government Hill  Neighborhood in summer
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C .  C I R C U L AT I O N  S Y S T E M S  I M P R O V E M E N T S

This section describes what the future circulation system 
for Government Hil l  wil l  look l ike and how pedestrians, 
vehicles, cyclists and public transportation will  be served.  
The Circulation Map is a visual i l lusration of key circulation 
items identified by the community and in this planning effort.                       
 
AUTOMOBILE CONNEC TIONS 

1. Strengthen Intra-Neighborhood Connections
Pa r t  o f  t h e  u n i q u e  c h a ra c te r  o f  t h e  G o ve r n m e nt  H i l l 
neighborhood is its street system, which reflects the early 
development pattern in the city. This street network should 
be preserved, but at the same time, connectivity should be 
enhanced.  This means maintaining, and even enhancing, east-
west movement through the neighborhood and neighborhood 
center for pedestrians, bicyclists, and automobiles. 

While Government Hill  retains its sense of a quiet enclave, 
circulation should be enhanced. New road improvements should 
ease traffic flow into, through and within the neighborhood. 
The extent of these improvements varies with the different 
redevelopment scenarios that are presented, and also by the 
timing of phased improvements. 

Some specific actions: 
•	 An improved east-west connector between the hil ltop 

neighborhoods
•	 An improved intersection from downtown into the neigh-

borhood center 
•	 An improved entrance into JBER 

•	 An improved primary access and secondary access to the 
Government Hill  school 

2. Realign some streets to create more efficient parcels. 
This includes improving key intersections to accommodate 
improved traffic flow while enhancing pedestrian safety at 
crosswalks.

3. Improve parking in the Neighborhood Center. 
While alternative modes are to be emphasized, parking supply 
and access needs improvement in the Neighborhood Center 
to serve existing commercial and institutional users, and to 
help stimulate reinvestment. 

Dangerous driving, walking and biking conditions from Government Hill 

to Downwtown Anchorage in winter
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3. Improve trail access to water amenities
Along the southern edge of the neighborhood, improve trail 
l inks to key waterfront amenities. 
Specific connections are: 
•	 Connection to Pontiac improvements at the mouth of Ship 

Creek 
•	 Connection to the Ship Creek trail 

4. Improve sidewalks in the Neighborhood Center.
Design new sidewalks to encourage walking. Include walkways 
that are of sufficient width and also enhanced with landscaping.

Some specific actions:
•	 Develop parking lots to be shared by adjacent property 

owners.
•	 Locate parking lots to the side and rear of buildings, so 

they will  be visually subordinate to the street scene.

PEDESTRIAN AND BICYCLE SYSTEMS

1. Improve access to the Government Hill school.
Better access is needed to the school for pedestrians and 
motorists.  Ideal ly,  a second, alternative route would be 
available, l inking east and west sides of the neighborhood. 

2. Improve the neighborhood trail system. 
A continuing theme is the desire to “complete the loop of 
trails,” connecting pedestrian and bicycle trails and routes 
so that users may circle the neighborhood, and conveniently 
gain access to other regional trails. 

Some key actions to improve the trail system are: 
•	 Provide a trail  along the western embankment with ad-

equate security provisions along the port edge.
•	 Provide a trail  connection that leads north of the AT&T fa-

cility, creating an alternative mode of access to the school. 
•	 Provide a multimodal neighborhood loop trail. 

Port of Anchorage Corner of Government Hill  Commercial Center and pedestrian bridge
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•	 Provide a pedestrian connector to link Harvard and Sunset 
Parks.  

•	 Develop a community plaza as a focal point of the Neigh-
borhood Center.

•	 Provide more active use areas along northern edge.
•	 Provide a pedestrian connection to Ship Creek trail.
•	 Plan for view opportunities. 
•	 Maintain connections within existing park areas.
•	 Provide places for community gardens.
•	 Develop a historic interpretive trail.

D.  PA R K S ,  R E C R E AT I O N  A N D  O P E N 
S PAC E
The hill  area should be ringed with parks that are connected 
by a continuous loop of trails. This will  provide hiking and 
biking opportunities for residents, employees and visitors. 

Along the way, view 
o v e r l o o k s  s h o u l d 
o p e n  t o  v i s t a s  o f 
downtown, the Knik 
Arm and mountains in 
the distance. Several 
parks should contain 
p lay  equ ipment  or 
other amenities for 
a c t i v e  u s e ,  w h i l e 
other would be for 

passive enjoyment. 

Some specifics parks systems improvements: 
•	 Maintain all  existing parks and open space resources.
•	 Seek additional open space along the northern edge of the 

Community gathering space in Sunset Park

Cargo containers located on Port of Anchorage property

Views from Government Hill
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E .  CO M M U N I T Y  R E S O U R C E S  & 
C I V I C  FAC I L I T I E S

This section discusses 
the future vision for 
amenities provided 
to the residents of 
G o v e r n m e n t  H i l l 
i n c l u d i n g  s p a c e s 
for civic  functions, 
outdoor recreation 
and local community 
gathering.

1. Maintain existing 
community facilities. 
This includes the Curling Club and Square Dance Club buildings.

2. Provide a community meeting hall.
This building should be an assembly space that can be used for 
meetings and events. A preferred location is in the revitalized 
Neighborhood Center, but an alternative site in Harvard Park 
also merits further study. The Community Hall should be 
located where it can share parking with other complementary 
uses, and where traffic generated by activities there can help 
stimulate business development in the area.

3. Provide an outdoor use and gathering space in the 
Neighborhood Center.
This space should be designed to accommodate outdoor uses 
during appropriate weather conditions. It should be positioned 

such that it will  help to energize the commercial core.

4. Provide space for a potential farmers’ market.
The central plaza could be designed to serve this function, or 
a new parking lot could be designed for this purpose.

5.  Promote preservation and adaptive reuse of  historic 
resources.
These historic resources  include some distinctive properties that 
are of noteworthy significance, such as the wireless building, 
but also many civic and residential structures throughout the 
neighborhood.

The Community Resources and Civic Facilities Map  represents 
some of the key features present today and those the community 
would like to have in the future.

Calvary Babptist Church

Historic Water Tower

Anchorage Curling Club
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The Government Hill  Neighborhood Plan is a policy document 
designed to guide future decisions affecting land use and de-
velopment in the Government Hill Neighborhood planning area.  
As such, it includes strategies for the future land use pattern.  
The land use pattern in the Government Hill  planning area is 
well established with discrete, areas of residential, neighbor-
hood commercial, open space, and public facilities on Govern-
ment Hill, and Port, Alaska Railroad, and industrial uses in Ship 
Creek.  The Government Hill  Neighborhood Plan (GHNP) land 
use plan map responds to this structure and builds upon it.  

 The land use plan is generalized to responds to the potential 
for a Knik Arm Crossing, which under the scenarios recom-
mended in this plan.  Under the recommended scenario the 
Knik Arm Crossing would use the “cut and cover ” concept to 
minimize impacts to the location of the neighborhood center, 
and would be primarily within existing park, transportation, and 
industrial areas where it is located above surface.  However, 
Several properties designated as residential in the land use plan 
would be removed as part of KABATA’s proposed alignment.
In addition to considering existing uses, the WADP is also 
influenced by policy direction from Anchorage 2020.  The 
Anchorage 2020 Land Use Policy Map highlights several key 
land use considerations within the WADP study area, including 
a neighborhood center on Government Hill,  and an industrial 
reserve in the Ship Creek basin. Other policies reinforced 
during public outreach relate to the importance of preserving 
neighborhoods and open spaces, and encouraging  neighbor-
hood redevelopment in eastern Government Hill.   The GHNP 
land use map has taken these into consideration and presents 
a plan that accommodates them in a cohesive and balanced 
fashion.

The GHNP land use plan map captures the land use pattern 
for Government Hill’s long-term preservation and continued 
development.  It  provides a visual representation of the 
GNHP’s land use policies, and is used in conjunction with the 
character, transportation, framework maps of the GNHP.  The 
GHNP is not a zoning map which establishes specific land use 
regulations on a lot by lot basis.  Rather, it is, in conjunction 
with other elements of the Comprehensive Plan, a policy guide 
and legal basis for consideration of future zoning decisions 
and other development decisions.
The location and amount of each land use designation, shown 
on map exhibit ##, is compatible with the Anchorage Bowl 
Land Use Plan Map conceptually approved by the Anchorage 
Planning and Zoning Commission in 2006, with some refine-
ments, clarifications, and updates.  

Major Land Use Components

The GHNP land use plan map identifies different land use des-
ignations to il lustrate the location and extent of categories 
of land use throughout Government Hill.   The classifications 
help define the building intensity and density for each area. 
Land Use Designations
The following pages define each land use designation shown 
on the Land Use Map.  Each designation includes a state-
ment of intent and a description of essential characteristics, 
such as predominant uses, intensity of use, and the general 
nature of new development/redevelopment.  Where a land 
use designation has more than one corresponding zoning 
district, proposed zone changes should be demonstrated as 
the most appropriate, taking into consideration the purpose 
of each zone, the proposed rezoning site and the zoning and/
or development pattern of surrounding land.

Land Use Summary
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Residential Uses
Residential uses predominant on the east and west ends of 
Government Hill.    Excluding major transportation facilities, 
residential areas are the most widespread land use in Gov-
ernment Hill.

The GHNP Residential designations reflect existing zoning and 
built land use patterns, offer a broad range of low-medium 
housing densities and types to meet the demand of current and 
future residents. In addition to the residential uses described 
below, other uses such as schools, places of worship, parks 
and child care facilities are often allowed in residential areas. 
The Land Use Plan Map residential density ranges are general-
ized descriptions of the density of development considered 
appropriate for a broadly defined area. The measure of housing 
units per gross acre is based on areawide densities rather than 
specific densities for individual parcels. This allows the Land 
Use Plan Map to indicate the intended overall distribution of 
population and housing units for entire contiguous geographic 
areas of West Anchorage.  The measure of housing units per 
gross acre includes streets, open spaces, leftover or unusable 
lands and small non-residential uses within a residentially des-
ignated area on the Land Use Plan Map. It is not intended to 
be applied directly as the measure of how many housing units 
may be allowed on each lot or development site. Individual 
lots might have a somewhat higher net density because they 
do not include the land area occupied by streets.

Residential (Low-Intensity Attached and Detached)
Intent:
The low-intensity attached and detached residential desig-
nation provides for a variety of single-family, single-family 
attached, and two-family residential neighborhoods.

Description: 
•	 Conventional single-family detached houses, more compact 

attached and detached housing types such as small-lot, 
cluster, townhome, accessory units and duplex (two-family) 
units.  Building scale, setbacks with landscaping or natural 
vegetation and low traffic volumes on local streets con-
tribute to a low-intensity l iving environment.

•	 Greater than 5 and up to 8 housing units per acre.
•	 Designation is applied to areas with an established single-

family or two-family detached development pattern and on 
vacant parcels where higher density is desirable in areas 
adjacent to parks or schools.

•	 The corresponding zone is R-2A, R-2D.

Residential (Low-Medium Intensity)
Intent:
The “low-medium intensity” residential designation provides 
for a range of single- and multi-family housing in neighbor-
hoods that offer a compatible diversity of housing choices.
Description: 
•	 Standard detached houses and small-lot, single-family 

homes, attached single-family homes, duplexes, town-
houses and low-density multi-family.  When located in a 
neighborhood environment, which includes any nearby 
single-family homes, the physical scale, appearance, and 
street orientation of multi-family/attached housing devel-
opment should be compatible.

•	 Greater than 8 and up to 15 housing units per gross acre.
•	 Designation is applied to areas that have developed with a 

mix of single-family and multi-family housing units or are 
near a major street where public transportation is available.

•	 The corresponding zones are R-2F and R-2M.
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Residential (Medium Intensity)
Intent:
The medium-intensity residential designation provides for a 
compatible mix of multi-family and attached housing choices 
in an attractive, l iving environment with a range of amenities 
for residents, including easy access to parks and open space, 
retail services, employment centers, and public transportation.
Description: 
•	 Multi-family complexes and townhouses characterized by 

low-rise, multi-story buildings, with design amenities such 
as private open space and recreation areas.

•	 Greater than 15 and up to 40 housing units per gross acre.  
The WADP encourages higher densities of up to 40 housing 
units per acre in residential medium-intensity districts 
that are near a designated neighborhood center or town 
center or where an existing development project already 
reflects these densities.

•	 Designation is applied to areas with an established multi-
family housing development pattern.  It is also applied 
to areas once designated for lower density residential 
and non-residential use that are either underutilized or 
are adjacent to commercial areas or major streets where 
transition to more intensive residential use is appropriate.

•	 The corresponding zone is R-3; R-2M can be used in areas in 
transition between multi-family and single-family housing.

Commercial/Mixed-use Center Uses
Anchorage 2020 a “neighborhood commercial center ” within 
Government Hill.   The GHNP refines this concepts by:
•	 Renaming neighborhood commercial center as “neighbor-

hood center.”
•	 Assigning the neighborhood center designation to a more 

specific area than shown in the Anchorage 2020 Land Use 

Policy Map.
•	 Expanding the neighborhood center from the extent of 

existing commercial zoning to reflect the concept of a 
mixed-use center with a variety of commercial, residential, 
and public/institutional uses.

The “neighborhood center” designations on the GHNP Land Use 
Plan Map is intended to provide a focal point of commercial, 
cultural, and community activity at the neighborhood scale, 
in walking distance from most of the residential areas of the 
neighborhood.  It is envisioned to serve the surrounding area 
with shopping and services, at a scale in keeping with the 
area it serves, and evolve as a compact, mixed-use activity 
center with redevelopment potential and the opportunity to 
integrate various activities (including residential) within a 
pedestrian-friendly environment.
The following commercial, mixed-use, and public/institutional 
designations allow for a range of shopping, retail services, 
public/institutional uses, and low-intensity employment in 
the focal center of Government Hill  Neighborhood.  This area 
is located in the center of the neighborhood along the linear 
corridor between Downtown Anchorage and JBER.

Neighborhood Center
Intent: 
The “neighborhood center ” designation provides for small- 
to medium-size commercial convenience centers that serve 
the surrounding neighborhood or cluster of neighborhoods.
Description: 
•	 Small-scale, non-obtrusive convenience retail and personal 

services, such as food markets, drug stores, restaurants, 
and professional services oriented to the needs of the 
surrounding residential population. The largest centers 
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may be anchored by a full-sized grocery store. 
•	 The scale, appearance, and function of new development 

should be compatible with adjacent residential uses, and 
designed with the goals of reducing vehicle trips and 
driving distances, and minimizing traffic impacts. 

•	 The corresponding zones are B-1A and NMU.

Schools and Community Institutions
Intent:
The “school and community institutions” designation provides 
for the Government Hill  Elementary School, that can readily 
integrate at the local neighborhood center scale and provides 
a community service or focus for the surrounding area.
Description:
•	 This use consists of the public school campus and facili-

ties, which is located on a long-term lease agreement on 
JBER property.

•	 The corresponding zone is PLI.

Public Utility/Facility
Intent: 
The “public util ity/facility” designation provides for public 
facilities and infrastructure that is primarily employment/
industrial in character, and refers to the AT&T facility.
Description: 
•	 Predominant land uses consist of public util ities (sewer 

and water treatment plants, power generation plants, in-
dustrial yards, water tank reservoirs, pump stations, and 
facilities for maintenance or fleet services) and public 
facilities (such as fire stations) not oriented to on-site 
customer service.

•	 The corresponding zones are the PLI, I-1 and I-2 zones.

Industrial Uses and Transportation Facilities
The Port and Railroad operations areas account for roughly two 
thirds of the total GNHP planning area and exerts a significant 
influence on land use in the Planning Area.  Railroad and Port 
lands include a mix of transportation and industrial activities 
accommodating passenger as well as air cargo service.  These 
activities generate truck and automobile traffic that uses local 
roads.  The port is situated in the westernmost portion of the 
study area adjacent to Knik Arm.
Anchorage 2020 identified an “industrial reserve” in the Alaska 
Railroad Terminal Reserve, where the predominant use is 
industrial establishments on Alaska Railroad lease lots.  The 
GHNP implements this concept by assigning industrial land 
uses clustered along Post Road and Whitney Drive in a cor-
ridor north of Ship Creek.  This area is characterized by exist-
ing industrial uses proximate to major rail,  sea, and regional 
highway transportation facilities.

Industrial/Industrial Reserve
Intent: 
The “industrial/industrial reserve” designation preserves key 
industrial lands for existing and future industrial economic 
development in areas served by major transportation corridors, 
and allows the most intensive industrial uses.
Description: 
•	 This designation is a reserve for a wide range of existing 

and future industrial uses. Non-industrial uses are limited 
to prevent land use and traffic conflicts and to preserve 
land for industrial economic development. Uses may include 
manufacturing, major transportation operations, research 
and development, industrial/business parks, warehousing 
and distribution, equipment and materials storage, vehicle 
and equipment repair, waste management and similar uses. 
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Certain areas may allow for processing and distribution of 
natural resources and hazardous materials. 

•	 Designation is applied to areas with access to major truck 
routes and rail l ines, with established industrial uses and/
or with proximity to a Major Transportation Facility;

•	 The corresponding zone is I-2.

Major Transportation Facility
Intent:  
The “major transportation facility” designation provides for 
large multi-use transportation facilities of regional, state, and 
national importance, including airports and railroads.
Description: 
•	 This designation is applied to facilities with regional and 

global transportation importance that are land intensive 
and considered essential to the local and state economy 
and transportation infrastructure. 

•	 This designation in West Anchorage comprises the TSAIA, 
subject to FAA grant assurances and other regulations, 
and the ARRC terminal railroad util ity corridors subject, in 
some instances, to exclusive United States Surface Trans-
portation Board regulation. 

•	 The corresponding zones are the AD, MI, MC, I-1, I-2, IC, 
and PLI zones. 

Parks and Natural Resource Uses
Recreation lands and facilities are an integral part of the quality 
of l ife in Government Hill,  and help buffer the residential 
neighborhoods and Ship Creek from neighboring industrial 
and transportation uses.  Park, recreation, and natural open 
space areas that are designated on the Land Use Plan Map 
generally either exist or are identified on existing plans.  They 
include dedicated parks with and without active recreational 

facilities as well as hillside and riparian areas that provide 
natural open space value.  Portions of Alaska Railroad land 
allowed for public recreation is also identified.

Parks and Natural Resources
Intent:
The “parks and natural resources” designation provides for 
active and passive outdoor recreation, conservation of natural 
areas, trail corridors, and connections between neighborhoods.
Description:
•	 Includes neighborhood, community, and natural resource 

use areas. The character and design of parks and natural 
open space areas differ depending on their individual 
function and context. 

•	 Designation is applied to existing municipal parks and 
greenbelts.

•	 The corresponding zones are PR and PLI.

Other Areas that Function as Park or Natural 
Resource
Intent: 
This designation applies to non-municipal lands, or other 
municipal non-park parcels that, by adopted plan, formal 
agreement, subdivision or easement, function as part of the 
community system of parks, outdoor recreational facilities 
or natural preservation areas (e.g., HLB mitigation parcels). 
Description:
•	 Includes a small number of dispersed sites serving as 

private park, outdoor recreation, wetland mitigation, or 
natural resource areas, some of which may not allow public 
recreation access. 

•	 The corresponding zones are PLI or other zones depending 
on the location.



69Government Hill Neighborhood Plan Public Hearing Draft

Post

2nd

Lo
op Whitney

Bluff

Manor

Harvard

O
cean Dock

Te
rm

in
al

Western

Hollywood
Cook

Tid
ew

at
er

Unnamed

Bi
rc

h
Railro

ad

A
nc

ho
ra

ge
 P

or
t

Re
ev

e

C
ed

ar

Iv
y

Elm

Vine

A

A
sh

Brow
n

Degan

Anderson

E Loop EB on W Loop

De
la

ne
y

A
rnold

C

Richardson Vista

Union

Northbluff

Cunningham

W
rangell

Erickson
Northpointe Bluff

Si
tk

a

C
ol

w
el

l

Sm
all B

oat La
unch

3rd

Do
gw

oo
d

Bilbo

Ke
nn

ey

Railroad

Bluff

2n
d

Sitka

Unnam
ed

Bluff

Unnamed

Unn
amed

Tid
ew

at
er

Unnamed

Term
inal

El
m

0 500 1,000250 Feet

±

G
HN

P 
La

nd
 U

se
 P

la
n 

M
ap

M
ap

 3
.4

Kn
ik 

Arm

Joint Base Elmendorf Richardson
Major Institutional

Government Hill 
Neighborhood Boundary

Residential

Commercial

Community Facility

Parks and Natural Resources

Public Utility/Facility

Low Intensity 
Attached Detached
Low-Medium 
Intensity

Transportation/Industrial

Industrial/Industrial 
Reserve

Expanded Neighborhood Center

Existing Commercial 

** The land uses depicted on this map represent 
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impacts JBER property must be approved by the 
JBER Wing Commander.

Major Transportation Facility

School and Community 
Institutional

Parks Natural Resources 
Expansion

Parks Natural Resources

Industrial/Commercial



70 4. Planning Systems - Key RecommendationsPublic  Hearing Draft

Revitalizing the Government Hill Neighborhood Center offers a unique 
opportunity to demonstrate proven best practices in urban design and 
winter city design. These include well-designed streetscapes and new 
buildings that respect the heritage of the community, while setting a 
progressive tone for a new and exciting Neighborhood Center. A well 
thought out and designed Neighborhood Center in Government Hill 
has the potential to become an exciting, active space for all  seasons 
and one that stands out as a model for other neighborhoods in the 
Municipality as well as internationally.

This section provides basic design guidelines for public and private 
sector  investment  in  the  ne ighborhood,  wi th  a  focus  on  the 
Neighborhood Center. Many of the images displayed in this section 
were identified by workshop participants as representing preferred 
design for the area.

Winter city design principles:
•	 Contact with nature
•	 Year-round usability
•	 User participation,
•	 Cultural continuity
•	 Creation of comfortable mi-

cro-climatic conditions 

Design Principles for Government Hill
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Complete Streets

Streets in Government Hill should be designed as “com-
plete streets,” which serve all modes of transportation 
equally and promote and active pedestrian-oriented 
environment. This is especially important in the Neigh-
borhood Center.

Plan for year-round bicycle 
activity.
•	 Streets in the Neighbor-

h o o d  C e n t e r  w i l l  h a v e 
shared travel lanes.

•	 Design for bike use along 
trails and secondary streets.

Plan for year-round pedestrian 
activity.
•	 Provide sidewalks with suf-

ficient width to encourage 
walking year-round.

•	 Provide covered walkways 
to shelter pedestrians from 
snow and rain.

•	 Install arcades on building 
frontages that can be rolled 
up during warmer weather 
and rolled down in winter, 
creating year-round walk-
able space.

Design for a balance of circulation modes.
•	 Include bus and auto circulation.
•	 Include parking lanes where right-of-way width permits.
•	 Provide sidewalks along all primary streets in the Neighbor-

hood Center.
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In the revitalized Neighborhood Center, three classifications 
of street sections should be applied. These are designed to 
accommodate a mix of users – pedestrians, bicyclists and 
motorists, along with transit vehicles. The intent is to provide 
sufficient space for all  functional requirements while limiting 
the overall Right of Way width such that the streets will  be in 
proportion to buildings that frame them, and to create a sense 
of a “village” center. Each is designed to provide adequate space 
for pedestrians to walk comfortably. They also are designed 
with planting strips which separate sidewalks from parking or 

travel lanes, and can accommodate snow storage in winter, 
while serving as a landscaped amenity in summer. 

The three cross-sections of those classifications are described 
here:

Type 1 – Main Street
This street applies to the heart of the Neighborhood Center, 
the “main street” in its core, where the highest levels of 

Government Hill Neighborhood Center Street Sections

8’ 8’ 9’ 11’ 11’      8’     8’

Parking 
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Travel Lane SidewalkSidewalk

    9’

Parking 
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use are anticipated. The street section is for a 72-foot cross 
section. It has two travel lanes of 11 feet in width, one in each 
direction. These are flanked by parallel parking lanes, of 9 feet 
in width, which provide additional parking and also serve as a 
buffer between moving traffic and pedestrians. A planting strip, 
8 feet wide separates the sidewalk from the parking lane. In 
winter, the planting strip serves for interim snow storage. The 
planting strip contains grasses and shrubs that can withstand 
compacted snow during winter months. The sidewalk is also 
8 feet in width, to accommodate pedestrians passing in both 
directions. 

Type 2 - Secondary Street
This applies to the secondary streets in the Neighborhood 
Center, where traffic volumes are less, but the Right of Way 
still  provides room for on-street parking. They typically connect 
directly to the “Main Street.” This is designed for a 62-1/2 foot 
Right of Way. It also contains two travel lanes, one in each 
direction, of 11 feet in width. These are flanked with parking 
lanes, which are reduced to 8-1/2 feet. A 6-foot wide planting 
strip separates the parking lane from a sidewalk, which is 6 
feet in width.

6’   6’ 8.5’ 11’ 11’      8.5’     6’

Parking 
Lane

Travel Lane SidewalkSidewalk

    6’

Parking 
Lane

Travel LanePlanting 
Strip

Planting 
Strip

Type 2
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Type 3 – Neighborhood Lane
This applies to internal circulation lanes, which connect parking 
lots or short streets that will  carry a l imited amount of traffic. 
These may lead to other primary and secondary streets. It has 
a 50-foot wide Right of Way. This accommodates two travel 
lanes, each of 11 feet in width, one in each direction. This is 
framed by an 8-foot planting strip, and beyond is a 6-foot wide 
sidewalk. This street section does not include on-street parking.

6’   8’ 11’ 11’      8’

Travel Lane SidewalkSidewalk

    6’

Travel LanePlanting 
Strip

Planting 
Strip

Type 3



75Government Hill Neighborhood Plan Public Hearing Draft

Streetscape Design

Separate sidewalks and pedes-
trian walkways from roadways. 
•	 This  separat ion protects 

pedestrians from the spray 
of s lush and water from 
passing cars.

•	 It also provides space for 
snow storage.

•	 Cover ramps or stairs to 
protect them from snow 
and ice.

•	 Provide handrails for walk-
ways on slopes.

Clearly identify major cross-
walks.
•	 Design crosswalks  to  be 

slightly raised for positive 
dra inage away f rom the 
walking surface.

•	 Use distinctive striping or 
paving patterns.

Use snow-tolerant vegetation.
•	 Plant deciduous trees on 

the south-facing sides of 
b u i l d i n g s  a n d  o u t d o o r 
areas. 

•	 Use berms and vegetation 
to direct snow drifts away 
from building entrances.

•	 Plan snow storage areas to 
be planted spaces during 
warmer months. 

•	 Use plant materials (espe-
cially decorative grasses), 
t h a t  c a n  w i t h s ta n d  t h e 
snow pack.

Design the streetscape in the Neighborhood Center to encourage pedestrian activity and to 
establish a distinct identity for Government Hill.

Design for snow storage.
•	 S t r e e t  c r o s s - s e c t i o n s 

should  be des igned to 
provide for snow storage 
adjacent to the road. 

•	 By  c re at i n g  t h i s  a d d i -
tional space between the 
road and the sidewalk, 
s n o w  f ro m  p l o w i n g  i s 
not placed on pedestrian 
walkways.
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Public Art & Heritage Interpretation

Incorporate public art in outdoor use areas, at building entrances and in parks. Include 
art in heritage interpretation schemes as well, and provide a series of historical mark-
ers to convey the history of Government Hill.

Provide a focal point.
•	 Use  pub l i c  a r t ,  a  water 

feature or distinctive plant 
arrangements to create a 
distinct identity for public 
spaces.

Consider interpretive themes 
in art installations.
•	 These may be represen-

ta t i o n a l  fo r m s  o r  m o re 
abstract.

Include historical artifacts in 
heritage interpretation.
•	 Combine these with markers 

to explain their historical 
associations.

Provide a coordinated set of 
interpretive markers.
•	 These should be installed 

along public trails, in parks 
and in streetscape designs.
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Site Design

Locate buildings to define the street wall along a block and to frame outdoor use 
areas. Locate parking to the side and the rear and link them internally to minimize the 
number of curb cuts required along the street. Clearly define pedestrian ways through 
the site.

Design a building to anchor a 
corner site.
•	 U s e  l a n d s c a p i n g  a n d 

outdoor use areas to define 
the street edge where a 
building is not located.

Use an entry plaza to lead pe-
destrians from parking to the 
street.
•	 Clear ly  def ine  walkways 

w i t h  l i g h t i n g ,  t e x t u r e d 
paving and landscape ma-
terials.

Design open space to be 
shared by abutting buildings.
•	 Also plan for roof-top use 

opportunities.

Divide parking areas into 
smaller “pods.”
•	 This reduces the perceived 

scale of parking and pro-
v i d e s  m o re  o p p o r t u n i t y 
for landscaping and snow 
storage.

•	 Link individual lots inter-
nally to minimize turning 
movements onto the street.
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Pedestrian Systems

Plan sidewalks, trails and pathways as an integrated 
circulation system for pedestrians. Include connections 
through mixed-use developments as well as along public 
realm routes. Design them for year-round use.

Provide an arcade along a primary facade.
•	 This also serves as a transition space from the public sidewalk.

Provide sheltered connections 
between buildings.
•	 This also provides opportu-

nity for outdoor services.

Provide a pedestrian link 
through mixed-use develop-
ments.
•	 Connect this internal trail 

to public walkways at the 
perimeter of the property.
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Design of Public Spaces

Any outdoor space in the Neighborhood Center should be designed to be attractive 
year-round and to invite a diverse range of users. It should be planned in conjunction 
with indoor uses that abut it, in order to enhance the vitality of the area.

Interconnect public spaces.
•	 Link plazas  to adjoining 

uses with walkways.

Provide a focal point.
•	 Use  pub l i c  a r t ,  a  water 

feature or distinctive plant 
arrangements to create a 
distinct identity.

Design for year-round use.
•	 Plan for seasonal changes 

in uses.
•	 Design these spaces such 

that wintertime activities 
are also assets.

Design for a mix of users.
•	 Different types of activi-

ties and events should be 
combined so they can build 
off each other. For example, 
combining a skating rink, 
outdoor  café ,  ch i ldren’s 
p l a y  a r e a  a n d  f o o d  o r 
holiday market can create 
a synergistic effect, even 
when i t ’s  cold  and dark 
outside.

•	 Plan for a diversity of ages 
and interests.
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Design of Outdoor Spaces

Incorporate design devices that will animate an outdoor space and facilitate its use 
year-round. Plan for a range of activities and keep it flexible to adapt to changing 
needs. 

Provide wind shelters.
•	 U se  p ergo l as  an d  o th er 

structures to act as screens.
•	 Install hedges and shrubs 

as “living snow fences” to 
protect gateways and walk-
ways from wind.

•	 Plan areas  of  dense ev-
ergreens to act as a wind 
break, protecting pedestri-
ans from wind chill.

•	 Choose tree species that 
offer attractive twig color 
or fruit and that are salt-
tolerant.

Design for year-round use.
•	 Plan for seasonal changes 

in uses.
•	 Design them such that win-

tertime activities are also 
assets.

Locate an outdoor use area to 
maximize solar access oppor-
tunities.
•	 A v o i d  l o c a t i n g  o u t d o o r 

use areas on north-facing 
slopes.

•	 A v o i d  c r e a t i n g  p u b l i c 
spaces for winter use in 
areas shaded from the sun.

•	 Provide wind screens  in 
areas that serve as outdoor 
gathering spaces.

•	 Use bui ldings to protect 
outdoor spaces, from pre-
vailing winds.

Design street furniture for 
year-round use.
•	 Use benches  with  s lats , 

so they will  drain and not 
collect snow and ice.

•	 Wood or composite syn-
thetics are preferred for 
seating, rather than metal 
or concrete.
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Orient to the sun.
•	 Orient buildings to maxi-

mize solar access oppor-
tunities.

Provide a pedestrian-friendly 
street edge.
•	 Each building form should 

be designed to enhance the 
street and invite pedestrian 
activity. 

•	 Recommended treatments 
include:

      -  Display windows
      -  Display cases
      -  Wall art
      -  Architectural detailing
      -  Landscaping

Building Orientation

Orient a building to the street.
•	 Provide a storefront,  or 

other design element that 
attracts pedestrian activ-
ity.

•	 Align storefronts along the 
street edge.

•	 Provide a primary entrance 
that faces the street.

Provide a canopy to shelter the 
sidewalk.
•	 This will  enhance winter-

time use of the street.
•	 It also provides a sense of 

scale to the building front.

Design buildings to orient to the street and define the public realm. Also position 
buildings to frame outdoor spaces and to orient to the sun for maximum solar ben-
efit. Establish a pedestrian-friendly street edge by providing sheltering canopies and 
arcades.
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Building Form, Mass & Scale

Use horizontal moldings and 
changes in wall planes to ex-
press a sense of scale.
•	 Changes in material colors 

and patterns also help to 
provide visual interest to 
pedestrians.

Divide a larger building into modules.
•	 This helps to express traditional vil lage building scale and 

reduce the overall mass.

Provide variation in wall 
planes.
•	  This will  help to provide a 

vil lage character scale.
•	 Also design exterior walls 

to reduce wind speed by 
incorporat ing  ba lcon ies , 
stepped façades,  or wall 
offsets into the building ’s 
exterior. 

New buildings should provide a sense of human scale. 
This can be accomplished by varying wall planes, roof 
forms and setbacks. Changes in materials can also help. 
In addition, variations in wall planes can mitigate winter 
micro-climatic conditions on the street.
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Building Form

Use building forms that convey a traditional village center character, while also miti-
gating winter weather conditions. Plan for snow shedding such that primary pedes-
trian ways are protected.

Use variations in roof forms to reduce perceived scale.
•	 Design roofs for snow and ice accumulation and to prevent 

shedding onto parking areas or pedestrian walkways. 

Orient roofs for optimum snow 
shedding.
•	 Direct snow fall away from 

p r i m a r y  p e d e s t r i a n  e n -
trances.

Provide variations in wall 
planes.
•	 Use wall offsets, notches 

and changes in materials to 
express a change in scale.
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Building Entry Transitions

Use an arcade as an entry.
•	 This provides  transitional 

space for removing snow 
before entering a building.

Orient an entrance to the street and other pedestrian way. Provide a sheltered tran-
sitional space at a building entrance. A transition area at a building entrance provides 
patrons with an area to shed snow prior to entering the building.

Provide an air lock entry.
•	 T h i s  r e d u c e s  h e a t  l o s s 

during winter.

Use a canopy as a transition.
•	 This can control snow shed-

ding and help to identify the 
primary entrance.

Use an atrium as an entry.
•	 This can help extend year-

round use and orient to 
open spaces.

Consider an atrium as a year-round gath-
ering space in a development.
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Use building materials that have a proven durability in the Anchorage climate and that 
also convey a sense of human scale. Preferred materials are concrete, brick, architec-
tural block, stucco, wood and fiber-cementious composite siding.

Building Materials

Brick is appropriate.
•	 U s e  t r a d i t i o n a l  b r i c k 

modules to convey a sense 
of scale.

Use warm colors for year-
round appeal.
•	 Va r i at i o n s  i n  co l o r  a l s o 

reduce the perceived mass 
of larger buildings.

Use concrete that is detailed to 
provide visual interest.
•	 Combine it with wood and 

other materials to provide 
a sense of scale.

Fiber-cementious lap siding is 
appropriate.
•	 Use it in designs that appear 

similar to traditional lap or 
board and batten siding.
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I N T R O D U C T I O N
A series of alternative development scenarios i l lustrates 
opportunities for redevelopment that could occur in the center 
of the Government Hill Neighborhood. These scenarios assume 
that an organization would be established that could negotiate 
with property owners to assemble lands in ways that would 
improve efficiency for redevelopment. 

Each scenario il lustrates the interaction of some key variables. 
These include the ways in which streets and intersections are 
constructed, the mix of uses that could result and the character 
of the spaces created through redevelopment. 

The scenarios in this chapter are developed as preliminary 
planning concepts. It  is not anticipated that any specific 
redevelopment would actually follow any one of these scenarios 

exactly. Instead, they il lustrate how some general principles 
could be combined to yield an enhanced neighborhood center. 
In many cases, ideas from several of these scenarios could be 
combined and slightly reconfigured. 

The intent  i s  to  demonstrate  a  degree of  f lex ib i l i ty  in 
implementation. In order to be successful, the plan must 
retain a sufficient degree of flexibility in order to respond to 
varying conditions over time.

While these are “big ideas,” they each have the ability to be 
phased to varying degrees. Some require a more substantial 
investment in infrastructure (streets, sidewalks, parks) than 
others. Some have a strong first phase opportunity, in which 
a “sense of place” can be established in an initial phase. 
Others have a stronger final phase, when more substantial 
build out occurs.

Government Hill Residence

5.  N E I G H B O R H O O D  CO R E  I M P R O V E M E N T S

Government Hill Residence Government Hill Residence
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This text summarizes the key features of each scenario, with 
the commentary organized into a series of important variables 
related to the character of development, specific systems 
improvements that are conceived and the phasing implications.

In each of the scenarios, building footprints and parking layouts 
are suggested that illustrate the general intent of the scenario. 
It is understood, however,  that specific building shapes, sizes 
and uses would change as the plan is implemented. In the 
il lustrative plans, buildings are assigned numbers, which is 
to facilitate market testing and general discussions. 

Phasing concepts are shown in simple bubble diagrams overlaid 
on the alternative scenarios. These reflect preliminary ideas 
about how parcels may be assembled and streets improved.

 

Government Hill neighborhood street in winter

Apartment complex on Government Hill
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KAC Project Considerations

The proposed Knik Arm Crossing project would cause demolition 
of some existing commercial buildings along the western edge 
of the neighborhood center. This will  result in a reduction in 
the amount of land that is available for redevelopment for 
civic, commercial and higher density residential uses in the 
neighborhood center. And, while the proposed cut and cover 
would, when completed, provide space for parking that could 
support commercial uses, the abutting parcels will  be of sizes 
and shapes that will  be difficult to generate enough square 
footage to justify development. 

Redevelopment of land along these edges also would be 
dependent upon the phasing of the cut and cover project, for 
timing of their redevelopment. This could discourage short and 
mid-term investment in these areas. For example, businesses 
that may be dislocated because of the cut and cover project 
may not find suitable places in the remaining portions of 
the neighborhood center and may be more inclined to move 
elsewhere in the region.

The reduction in parcels with appropriate redevelopment 

characteristics also could result in an overall net loss of 
businesses in the area, particularly those that serve the 
neighborhood itself. This could affect the viability of the 
historically significant residential portions of the neighborhood, 
in terms of sustaining them as attractive areas for homeowners 
to invest and maintain their properties.

For these reasons, the redevelopment scenarios that are 
presented in this neighborhood plan seek to create new parcel 
configurations that can provide more efficient use of land. 
They also propose expanding the mixed-use area to the east, 
in order to establish some areas that can redevelop soon, and 
not be directly impacted by, or delayed by, the potential cut 
and cover project. This would help to mitigate the potential 
impacts on investment and redevelopment opportunities that 
may result from the bridge project.

 

KAC 35% Design Schematic

Example Street View

Example birds eye view of proposed neighborhood center

Example Scenario Sketch
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C R E AT I N G  T W O  B LO C K S  O F  M A I N  S T R E E T
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SCENARIO 1

This  scenar io  y ie lds  a  very 
strong two-block “main street” 
when completed. It requires 
cooperat ion from KAC  and 
agreements from JBER from the 
outset. One advantage is that 
the community hall could be 
a part of the lid construction. 
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A. CONCEPT

•	 A solid, two-block long “Main Street” along E. Loop Rd.
•	 Secondary mixed-use street along Hollywood
•	 “Prime intersection address” at E. Loop Rd. and Hollywood/       

Erickson
•	 Additional “key intersection” mid-block along E. Loop at Bluff
•	 Landscaped gateway entry experience along Erickson at E. Loop 

Rd. and Harvard with roundabout

B. KEY FEATURES
Parcels
•	 Two large parcels facing E. Loop Rd. 
•	 Two medium size parcels, facing E. Loop Rd. at entry to JBER

Intersections
•	 Redesign intersection at E. Loop Rd and Erickson/Hollywood (in 

conjunction with street realignment), possibly with a roundabout
•	 Redesign intersection of Arctic Warrior and E. Bluff
•	 Extension of Birch connects to Arctic Warrior and continues to 

the school (with a second roundabout)

Streets
•	 Realignment of E. Loop Rd. in the commercial core
•	 Realign Harvard to connect with E. Bluff
•	 Parallel flow from commercial center to JBER entry on two-way 

streets
•	 Improved access to the school (with direct road off of Harvard/E. 

Bluff)
•	 Easy east-west flow along Harvard to Hollywood
•	 Also relatively easy east-west flow along E. Bluff

Neighborhood Gateway

ALASCOM

JBER Gateway

Government Hill 
Elementary School

AT & T

Hollywood

E. Bluff

E. L
oop

Erickson

New access
to neighborhood

Secondary access
to school New gate

location
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Scenario 1 Plan with Phasing Detail

Parking
•	 Major parking reservoirs along E. Bluff (less dependent upon 

KAC outcome)
•	 Between E. Loop Rd and Birch; potential festival lot (also less 

dependent upon KAC outcome)
•	 On street

Pedestrian systems
•	 Improved sidewalks in neighborhood center
•	 Major crossing at E. Bluff and E. Loop Rd.
•	 Crossings set back from roundabout along E. Loop Rd.
•	 Improved sidewalk/trail access to school

C. PHASING CONSIDERATIONS
This concept requires major street revisions, and later portions of 
the redevelopment are dependent upon certainty of KAC.

General Development Phasing
Phase 1:  Development of Buildings 2, 3, 4 and 5
Phase 2:  Buildings 1, 6, 7 and 8

Relationship to KAC
•	 Concept probably requires KAC to merit intersection improve-

ments
•	 Uncertainty about KAC could delay development of Buildings 1, 

2 and 3

Relationship to JBER
Phase 1a:   Agreement for intersection improvements at Arctic 
Warrior and E. Bluff 
Phase 2:  Agreement for additional land for Buildings 6, 7 and 8, 
with related parking
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Scenario 1 Viewpoints “ Two Blocks of Main Street”

1

2
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View of community gardens along Erickson Street

1
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View looking north along Loop Road

2
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SCENARIO 2
This scenario yields a very strong 
two-block “Main Street ” and a 
s e c o n d a r y  c o m m e r c i a l  s t r e e t 
(Hollywood) when completed. It 
can be phased, while waiting for 
KAC outcome. As such, the initial 
phase would be modest, but could 
be strengthened if an agreement 
with JBER is timely. One advantage 
is that the community hall could be 
a part of the KAC lid construction.
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A. CONCEPT
•	 A solid, two-block long “Main Street” along E. Loop Rd.
•	 Secondary mixed-use street along Hollywood
•	 “Prime intersection address” at E. Loop Rd. and E. Bluff
•	 Additional “key intersection” mid-block along E. Loop 
•	 Landscaped gateway entry experience along Erickson at E. Loop 

Rd. and Hollywood 

B. KEY FEATURES
Parcels
•	 Two large parcels, facing E. Loop Rd. 
•	 Two medium-sized parcels, facing E. Loop Rd. at entry to JBER, 

plus additional parcels with residential development

Neighborhood Gateway

ALASCOM

JBER Gateway

Government Hill 
Elementary School

AT & T

Hollywood

E. Bluff

E. L
oop

Erickson

Existing access
to neighborhood

Secondary access
to school New gate

location

Intersections
•	 Redesign intersection at E. Loop Rd and Erickson/Hollywood
•	 Redesign intersection of Arctic Warrior and E. Bluff

Streets
•	 Realignment of E. Loop Rd. in the commercial core
•	 Extension of Birch connects to Arctic Warrior and continues to 

the school
•	 A later new residential street parallels the curve of the extended 

Birch St.
•	 Improved access to the school
•	 Easy east-west flow along Harvard to Hollywood
•	 Also relatively easy east-west flow along E. Bluff
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Scenario 2 with Phasing Detail

Parking
•	 Major parking reservoirs along E. Bluff (less dependent upon 

KAC  outcome)
•	 Between E. Loop Rd and Birch (also less dependent upon KAC 

outcome)
•	 On street

Pedestrian systems
•	 Improved sidewalks in neighborhood center
•	 Major crossing at E. Bluff and E. Loop Rd.
•	 Improved sidewalk/trail access to school

C. PHASING CONSIDERATIONS

General Development Phasing
Phase 1: Development of Buildings 2, 3, 4 and 5
Phase 2: Buildings 7, 8 and 9
Phase 3: Building 1
Phase 4:  Residential edge next to JBER

Relationship to KAC
•	 Uncertainty about KAC could delay development of Building 1

Relationship to JBER
Phase 1: Agreement for minor intersection improvement at E. Bluff 
and E. Loop Rd. (?) 
Phase 2: Agreement for additional land for buildings 7, 8 and 9 with 
related parking and related street
Phase 3: None
Phase 4: Agreement for additional land for housing
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Scenario 2 Viewpoints “ Two Blocks of Main Street with Minimal Street Realignments”

1

2
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View looking north from intersection of Erickson and Loop Road

1
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View looking south along Loop Road

2
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C R E AT I N G  A  V I L L AG E  C E N T E R

Arct
ic 

Warr
ior

E. Bluff

E. Bluff

Hollywood

Harva
rd

Bi
rc

h

Erickson

E. Loop Rd. 

1

7

6

1

2

3

4

5

P3.4

Arctic Warrio
r

Residential

Mixed Use

Retail

Civic

Legend

SCENARIO 3
This scenario is dependent upon 
certainty of outcome for KAC, and 
also requires an initial agreement 
from JBER for at least the road 
re a l i g n m e nt .  A n  i n i t i a l  p h a s e 
could yield a modest commercial 
center, but the strength of the 
concept does not appear unti l 
later phases are in place. 
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A. CONCEPT
•	 Two key (parallel) neighborhood center streets
•	 Pedestr ian-or iented,  “Main Street ”  feel  a long Hol lywood 

between Harvard and E. Loop Rd.
•	 Secondary mixed-use streets along Harvard and E. Loop Rd.
•	 “Prime intersection address” at E. Loop Rd. and Hollywood/

Erickson
•	 Additional “key intersection” mid-block along E. Loop (at Bluff)
•	 Landscaped gateway entry experience along Erickson at E. Loop 

Rd. and Harvard

B. KEY FEATURES
Parcels
•	 Two large parcels, facing E. Loop Rd. in initial phases
•	 Additional large (residential) parcel at JBER interface
•	 Smaller parcels along eastern edge

Intersections
•	 Redesign intersection at E. Loop Rd and Erickson (in conjunction 

with street realignment), possibly with a roundabout
•	 Redesign intersection of Arctic Warrior and E. Bluff

Neighborhood Gateway

ALASCOM

JBER Gateway

Government Hill 
Elementary School

AT & T

Hollywood

E. Bluff

E. LoopErickson

New access
to neighborhood

Secondary access
to school

New gate
location
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Scenario 3 with Phasing Detail

Relationship to KAC
•	 Concept works with, or without, the tunnel 
•	 Uncertainty about KAC could delay development of Buildings 1, 

2 and 3

Relationship to JBER
Phase 1a: Agreement for intersection improvements at Arctic Warrior 
and E. Bluff 
Phase 1b: Agreement for additional land for Building 8 and related 
parking
Phase 2: None (focus is on western edge of neighborhood center)
Phase 3: None (focus is on eastern edge of the center)

Streets
•	 Realignment of E. Loop Rd. in the commercial core
•	 Realign Harvard to connect with E. Bluff
•	 Parallel flow from commercial center to JBER entry on two-way 

streets
•	 Improved access to the school (with direct road off of Harvard/E. 

Bluff)
•	 Easy east-west flow along Harvard and Hollywood

Parking
•	 Major parking reservoirs along Erickson; potential festival lots 

(in the potential l id area)
•	 Along E. Bluff and Arctic Warrior
•	 On street

Pedestrian systems
•	 Improved sidewalks in neighborhood center
•	 Improved crossing at E. Bluff and Arctic Warrior
•	 Major pedestrian crossing at E.  Loop Rd. and Harvard,  at                 

Hollywood
•	 Improved sidewalk/trail access to school

C. PHASING CONSIDERATIONS
This concept requires major street revisions, and later portions of 
redevelopment are dependent upon certainty of KAC.

General Development Phasing
Phase 1: Development of Buildings 6, 7 and 8 
Phase 2: Major mixed use development of Buildings 1, 2 and 3 
(abutting lid area)
Phase 3: 	 Residential development along the eastern edge of the 
neighborhood center
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Scenario 3 Viewpoints “Village Center”

1

3

2



106 5. Neighborhood Core ImprovementsPublic Hearing Draft

View looking west along the new Main Street

1
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View looking north on new north - south street

2
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View looking north from intersection of Erickson and Loop Road

3
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POLICY
# 

#

ANCHORAGE 2020 DESIGN POLICIES

41 Land use regulations shall include new design requirements that are responsive to Anchorage’s climate 
and natural setting.

42 Northern city design concepts shall guide the design of all public facility projects, including parks and roads.

43 Plans for major commercial, institutional, and industrial developments, including large retail establishments, 
are subject to site plan review.

44 Design and build public improvements for long-term use.

45 Connect local activity centers, such as neighborhood schools and community centers with parks, sports 
fields, greenbelts, and trails, where feasible.

46 The unique appeal of individual residential neighborhoods shall be protected and enhanced in accordance 
with applicable goals, policies, and strategies.

47 Provide distinctive public landmarks and other public palces in neighborhoods.

A N C H O R AG E  2020 U R B A N  D E S I G N  P O L I C I E S

U R B A N  D E S I G N  P O L I C I E S
The il lustrations in this chapter reflect urban design policies 
present in the Anchorage Bowl Comprehensive Plan (Anchorage 
2020), as well as design policies specific to the Government Hill 
neighborhood.  The overarching design policies from Anchorage 
2020 were used to guide the development of the more specific 
neighborhood design policies presented in this plan.

The intent is to demonstrate that the policies specific to the 
Government Hill  Neighborhood Plan are a reflection of not 
only recent public planning efforts related to the GHNP, but 
also encompass a much broader planning base  spanning over 
a decade of city-wide planning efforts. 
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P O L I C Y
# 

#

A N C H O R A G E  2020 D E S I G N  P O L I C I E S

48 Subdivision plats and site development palns shall be designed to enhance or preserve scenic views adn 
other significant natural features in accordance with applicable goals, policies, and strategies.

49
Site plan layout and building design for new development shall consider the character of adjacent 
development.  The Municipality may require layouts and designs to incorporate the functional and aesthetic 
character of adjacent development.

50 Healthy, mature trees and forested areas shall be retained as much as possible.

51 The Municipality shall define Anchorage’s historic buildings and sites adn develop a conservation strategy.

52 Site and design residential development to enhance the residential streetscape and diminish the prominence 
of garages and paved parking areas.

53 Design, construct, and maintain roads to retain or enhance scenic views and improve the general appearance 
of the road character.

54 Design and construct neighborhood roads adn walkways to ensure safe pedestrian movement and 
neighborhood connectivity, and to descourage high-speed, cut through traffic.

55 Provide pedestrian and trail connections within and between residential subdivisions in new plats, 
including replats.

A N C H O R AG E  2020 U R B A N  D E S I G N  P O L I C I E S ,  CO N T I N U E D
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U R B A N  D E S I G N 
E L E M E N T

P O L I C Y 
# G H N P  P O L I C Y S P E C I F I C  D E S I G N  C R I T E R I A

W I N T E R  C I T Y 
D E S I G N U D -1

Promote design speci f ic  to  accomodating 
al l  seasonal activit ies to promote contact 
w i t h  n a t u r e ,  y e a r- ro u n d  u s a b i l i t y,  u s e r 
participation, cultural continuity and creation 
of comfortable micro-climate conditions.

•	Wide sidewalks to include snow storage 
and accomodate year  round walk ing /
biking.
•	Covered walkways
•	Arcades on building frontages
•	H e ate d  s i d e wa l ks  i n  n e i g h b o r h o o d 
square

C O M P L E T E 
S T R E E T S U D -2

Streets in Government Hill should be designed 
as “complete streets” to serve all modes of 
transportation equally and promote an active 
pedestrian-oriented environment.

•	Shared travel lanes
•	Bike access along main streets, secondary 
streets andtrails

S T R E E T S C A P E 
D E S I G N U D -3

Design the streetscape in Government Hill’s 
Neighborhood Center to encourage pedestrian 
activity and establish a distinct identity for 
Government Hill.

•	C r o s s w a l k s  a r e  s l i g h t l y  r a i s e d  f o r 
drainage away from walking surface
•	Distinctive striping or paving patterns
•	Use of snow tolerant vegetation
•	Berms and vegetation to direct snow 
drifts away from building entrances.
•	Snow storage  areas  that  double  as 
planter spaces during summer months
•	Sidewalks and pedestrian walkways that 
are seperated from roadways
•	Provide snow storage areas 

S T R E E T S C A P E 
D E S I G N U D -4

Reduce negative impacts on the neighborhood’s 
l ivability and redevelopment potential from 
proposed transportation projects.

•	Phasing transportation projects and/or 
improvements
•	Use appropriate design and streetscape 
amenities
•	Regularly maintain roads
•	Involve the community in pre-design 
meetings including the context sensitive 
design phase

U R B A N  D E S I G N  E L E M E N T S  A N D  I M P L E M E N TAT I O N  P O L I C I E S
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U R B A N  D E S I G N 
E L E M E N T

P O L I C Y 
# G H N P  P O L I C Y S P E C I F I C  D E S I G N  C R I T E R I A

P U B L I C  A R T 
& H E R I TA G E 

C E L E B R AT I O N
U D -5

Incorporate public art in outdoor use areas, 
at building entrances and in parks.  Include 
art in heritage interpretation schemes as well, 
and provide a series of historical markers to 
convey the history of Government Hill.

•	Provide a focal point in public spaces. 
(Examples include public art, water feature 
or distinctive plant arrangement)
•	Include historic interpretive themes in 
art installations
•	Include historical artifacts in hertiage 
interpretation.
•	Link interpretive markers anong public 
trails, in parks and streetscapes

S I T E  D E S I G N U D -6

Locate buildings to define the street wall along 
a block and to frame outdoor use areas.  Loate 
parking to the side and the rear and link them 
internally.  Clearly define pedestrian ways 
through the site.

•	Buildings are designed to anchor a corner 
site
•	Landscaping used to define the street 
edge where there is no building
•	Use an entry plaza to lead pedestrians 
from parking to the street
•	Define walkways with lighting, textured 
paving and landscaped material.
•	Open space is shared by abutting buildings
•	Plan for rooftop use
•	Divide parking areas into smaller pods
•	Link parking lots internally

P E D E S T R I A N 
S Y S T E M S U D -7

Plan sidewalks,  trai ls  and pathways as an 
integrated circulation system for pedestrians.  
I n c l u d e  c o n n e c t i o n s  t h ro u g h  m i xe d - u s e 
developments as well as along public realm 
routes. 

•	Provide a pedestrian link through mixed-
use developments
•	Provide sheltered connections between 
buildings
•	Provide an arcade along a primary facade

U R B A N  D E S I G N  E L E M E N T S  A N D  I M P L E M E N TAT I O N  P O L I C I E S ,  CO N T I N U E D
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U R B A N  D E S I G N 
E L E M E N T

P O L I C Y
# G H N P  P O L I C Y S P E C I F I C  D E S I G N  C R I T E R I A

P U B L I C  S PA C E 
D E S I G N U D -8

Any outdoor space in the Neighborhood Center 
should be designed to be attractive year-round 
and to invite a diverse range of users.  

•	Interconnect public spaces
•	Provide a focal point
•	Design for a mix of users (diverse ages 
and interests)
•	Design for year-round use

O U T D O O R  S PA C E 
D E S I G N U D -9

Incorporate design devices that will  animate 
an outdoor space and facilitate its use year-
round.  Plan for a range of activities and keep 
it flexible to adapt to changing needs.

•	P ro v i d e  w i n d  s h e l te rs  ( p e rg o l a s , 
screens, hedges & shrubs, dense salt 
tolerant tree plantings
•	Maximise solar access with building 
orientation
•	Incorporate year round street furniture
•	Design for year-round activities

B U I L D I N G 
O R I E N TAT I O N U D -10

Design buildings to orient to the street and 
define public spaces.  Position buildings to 
frame outdoor spaces and orient to the sun.  
Establish a pedestrian-friendly street edge 
by providing shetering canopies and arcades.

•	Orient buidings to the street
•	Provide canopies to shelter sidewalks
•	Provide a pedestrian friendly street 
edge
•	Orient buildings to maximize solar 
access

B U I L D I N G  E N T R Y 
T R A N S I T I O N S U D -11

O r i e n t  a n  e n t r a n c e  t o  t h e  s t r e e t  a n d 
other pedestrian way.  Provide a sheltered 
transitional space at a building entrance.  

•	Use an arcade as an entry
•	Provide an air lock entry
•	Use a conopy as a transition
•	Use an atrium as an entry

U R B A N  D E S I G N  E L E M E N T S  A N D  I M P L E M E N TAT I O N  P O L I C I E S ,  CO N T I N U E D
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U R B A N  D E S I G N 
E L E M E N T

P O L I C Y
#  G H N P  P O L I C Y S P E C I F I C  D E S I G N  C R I T E R I A

B U I L D I N G 
M AT E R I A L S U D -12

Use building materials that have a proven 
durability for the Anchorage climate and that 
also convey a sense of human scale.  Preferred 
materals are concrete, brick, architectural 
b lock,  stucco,  wood and f iber-cementous 
composite siding.

•	Use brick to convey a traditional sense 
of scale
•	Use concrete that is detailed to proved 
visual interest
•	Use warm colors for year-round appeal
•	Use fiber-cementous lap siding

U R B A N  D E S I G N  E L E M E N T S  A N D  I M P L E M E N TAT I O N  P O L I C I E S ,  CO N T I N U E D
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I N T R O D U C T I O N
This chapter addresses the economics related to redevelopment 
in the Government Hill  Neighborhood, from the standpoint of 
benefits to the community as well as feasibility with respect 
to private sector investment.

The Economic Benefits of Enhancing Government Hill
From an economic standpoint, enhancing the Government Hill 
Neighborhood will  yield benefits to the municipality at large. 
It will enhance the value of major employment centers located 
within the neighborhood boundaries, protect public investment 
in existing infrastructure and enhance the attractiveness of 
parks, trails and other amenities found in the neighborhood 
that residents throughout the region enjoy. 

Recreation and Culture
The parks, trails and civic facilities in Government Hill  are 
unique and they serve the community at large. These enhance 
the quality of l ife for all  Anchorage residents and contribute 
to its business development strategies in a global economy.

Heritage Tourism
As a place with a unique identify, Government Hill’s preserved 
heritage will  improve the appeal of Anchorage as a place to 
live, work, and visit.  A key element contributing to Anchorage’s 
economic future is the rise in heritage related tourism in the 
region. Historic sites in Government Hill  expand the menu of 
heritage resource offerings, an important factor in expanding 
the tourism market.

Business Incubator
Government Hill  can play an important role as a supportive 
place for start-up businesses, particularly in professional 
services and technology.

Housing Supply
T h e  i n c r e a s e d  r e s i d e n t i a l  d e n s i t y  p r o p o s e d  f o r  t h e 
N e i g h b o r h o o d  C e n t e r  w i l l  s t re n gt h e n  t h e  m a r ke t  fo r 
local businesses. Those who wish to live and work in the 
neighborhood will support and benefit from services provided 
in the Neighborhood Center.

T H E  E CO N O M I C  S T R AT E G Y
The economic development strategy for the Government Hill 
Neighborhood relies upon policies and trends in other Muni 
planning documents. These are the key principles:

1. Build on regional growth trends.
The economic development strategy for the neighborhood 
plan builds on policies related to growth, infil l  and housing 
that are set forth in Anchorage 2020, the Anchorage Bowl 
Comprehensive Plan, which was adopted in 2001. Several of 
those policies are included in Chapter 1 of the Government 
Hill  Neighborhood Plan as a part of the discussion of existing 
conditions. 

6.  E CO N O M I C S
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2. Make better use of developed lands.
In general, comprehensive plan policies note that reusing 
existing urbanized lands is preferred, and that densities should 
increase to the extent that is reasonable and feasible. They 
also encourage making best use of existing infrastructure, 
and improving it as necessary. The conceptual plans for a 
revitalized Neighborhood Center, which appear in Chapter 4, 
reflect those policies.

3. Respond to the Housing Market needs.
The strategy also draws upon findings in the Anchorage 
Housing Market Analysis which was published in March, 2012. 
That study notes that demand for housing will  continue to 
grow with the projected increase in population of the area, 
but that a serious problem exists in meeting future housing 
needs with typical, low-density development patterns. Higher 
densities are needed. And, while, the proposed densities for 
the Government Hill  Neighborhood Center are not “high” by 
most standards, they will  increase above existing level and 
would make better use of an existing infrastructure.

4. Enhance the quality of life for existing businesses 
in the neighborhood.
Major employers in the neighborhood include JBER, Alascom, 
The Port of Anchorage and the Alaska Railroad. An improved 
neighborhood center will offer goods and services that enhance 
the working environment for employees of these important 
institutions.

5. Strengthen the established residential areas.
Promoting rehabilitation and compatible infill in the residential 
parts of the neighborhood is a core principle for economic 
development. It will  encourage more home ownership, and 

enhance property values. The quality of l ife for residents will 
be enhanced with an improved neighborhood center, and 
attract more residents to the area as well. 

6. Leverage public investment to stimulate private 
investment.
The Government Hill  neighborhood, as with many others 
in Anchorage, faces a contradiction in conditions, in that 
the current market conditions are not strong enough to 
attract substantial private investment at the scale that can 
substantial ly transform the neighborhood center.  At the 
same time, the future market potential can be quite strong, 
if infrastructure improvements can be made that will  support 
it. This will  require using creative financing tools.

E X I S T I N G  F E A S I B I L I T Y  A N A LY S I S
This section summarizes findings of economic feasibility for 
redevelopment in the Neighborhood Center, under current 
conditions in early 2012. This analysis uses data from local 
and national sources to project the feasibility of redeveloping 
the neighborhood center as a whole, within the categories of 
commercial and residential markets.

Feasibility analysis
This analysis was performed for the specific scenarios that are 
presented in the preceding chapter. Note that this is a more 
general test of feasibility than that which might typically be 
developed for a specific development site. It is intended to 
provide a general understanding of feasibility.

Many variables can influence feasibility, including current 
development costs, and potential sales or rental income 
projections. The cost of financing, the degree of risk a developer 
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is willing to undertake and the rate of return are other variables. 
Values for these factors are included in the feasibility analysis, 
which is based on information provided by local professionals 
in related fields of development, construction and finance.

It is also important to note that this feasibility analysis is 
based on current market conditions, while the time line that 
projects when redevelopment will  actually occur (presented 
in the next chapter), envisions the first development projects 
occurring in 2018. At that time, the market conditions may 
well be stronger as the national economy recovers. 

Because immediate rate of return projections are lower than 
most developers might seek, these pro forma analyses focus 
on value created in the development projects. 

G E N E R A L  O B S E R VAT I O N S
I n  t h e  i n i t i a l  p ro  fo r m a  a n a l y s e s  fo r  r e d e v e l o p m e n t 
opportunities in Government Hill,  these are the preliminary 
observations:

1. Overall, feasibility is marginal, with the assumptions 
stated in the pro forma.
Even if public facilities and infrastructure are removed from 
the equation, and some land costs are as well, the mix of uses 
in aggregate result in a negative bottom line. However, at a 
finer grain of consideration, some pockets of opportunity exist.

2. Construction costs are high.
This remains true throughout the region, and makes any 
redevelopment challenging. For this reason, the projects 
e nv i s i o n e d  a re  o n e s  t h a t  ke e p  c o n st r u c t i o n  m e t h o d s 
s imple.  Mixed-use developments are general ly  assumed 

to be “horizontal” rather then “vertical.” This means most 
commercial and residential uses would occur in separate 
buildings, in order to hold construction costs down. 

3. Rental and sales prices are low, in comparison with 
construction costs.
This is particularly true for projects targeted at low and 
moderate income segments.  As Government Hill  attracts a 
broader mix, including some higher income residents, this 
may change the formula.

4. Residential development is less feasible than 
commercial.
Rental housing appears to be more feasible than for sale 
products.  Overal l ,  i t  suggests that growth should occur 
incremental ly,  with  a  core of  commerc ia l  development 
happening first, and with residential projects following later, 
when the market conditions improve. (This may also coincide 
with additional land becoming available from JBER.)

5. A hotel is marginally feasible.
A hotel could serve the community at large, and particularly 
visitors to JBER. Feasibil ity could be increased if  a solid 
occupancy rate could be assured, perhaps in agreement with 
JBER related to people attending training, etc. And, again, 
perhaps this should be deferred to a later phase.

6. Commercial development may be feasible.
This is the most promising use. Even so, construction costs 
need to be held down to the extent feasible. Minimizing the 
level of tenant finish is an example. A grocery, for example 
appears to be feasible, given the relatively l imited level of 
finish typically required.
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7. Vertical mixed use should be programmed with 
caution.
The fire separation requirements between commercial and 
residential will  increase construction costs. Placing offices 
above retail will  be less costly. On the other hand, some 
vertical mixed use should continue to be included because of 
the positive benefits of the interactions of the uses.

8. Use private funds strategically to stimulate private 
investment.
Off-setting site improvement and infrastructure costs will  be 
important. The analyses assume that street improvements, 
landscaping and even some parking will  be public sector 
projects. (These may be privately financed, however, through 
improvement district mechanisms, which are described in the 
next chapter.)

A LT E R N AT I V E  A P P R OAC H E S  TO 
E CO N O M I C  D E V E LO P M E N T  I N 
G O V E R N M E N T  H I L L
The redevelopment scenarios presented for the Neighborhood 
Center are ambitious. Given the constraints of the economic 
conditions, why is that approach recommended? Because this 
is a special neighborhood, with unique opportunities for its 
residents as for the municipality at large, but its potential 
will  only be realized with an affirmative action. 

In reaching this conclusion, three alternative approaches 
were considered:

Approach 1: Do Nothing 
In this approach, properties will  continue to be constrained, 
which will  l imit reinvestment opportunities. Irregular street 
intersections will  continue to complicate traffic movements 
and discourage pedestrian activity, and access to community 
services, including parks and schools will  remain awkward. 
There would be no s ignif icant publ ic  investment in the 
Neighborhood Center.

With current economic conditions and the constraints of the 
existing parcels, l ittle redevelopment would occur. There 
could be some façade improvements, but the overall supply 
of commercial space and residential units would not increase 
substantially. And, it is possible that the net commercial space 
would actually decline, especially if the KAC project proceeds 
ahead and removes some buildings in the path of construction.

In the long term, uti l ity upgrades wil l  sti l l  be necessary 
in Government Hill,  particularly sewer lines. When those 
replacements did occur, they would, however, happen in the 
existing street configurations. Once those investments are 
made, it will  be less cost-effective to change street layouts 
later.

Approach 2: Conservative Investment 
In this scenario, there would be no attempt to reconfigure 
streets or property layouts. The focus would be on renovating 
existing properties. Public sector work would concentrate on 
installing some streetscape enhancements within existing curb 
lines and on improving intersections within the constraints 
of the existing street network. 

This scenario may encourage some property upgrades, but no 
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substantial redevelopment would be likely. Densities would 
remain similar to that of today. And, again, if KAC moves 
forward, there would be little opportunity to take advantage 
of the disruption that would occur, in terms of combining 
parcels and changing circulation patterns.

Approach 3: Creating Value
This approach, which is the one recommended in this plan, takes 
an ambitious stand. It seeks to create a sense of place with 
streetscape enhancements and new utilities, but also creates 
new opportunities for investment. It does so by reconfiguring 
parcels and streets and expanding the Neighborhood Center 
to the northeast. While it requires substantial investment, it 
promises greater benefits in terms of creating a center that 
contributes meaningfully to property values, job creation and 
retention and housing supply.

See Appendix for the Summary of Pro Formas.
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A .  General  Approach for  Implementat ion
Implementing the plan will engage many players, including the 
Municipality of Anchorage, the Government Hill  Community 
Council, the major landowners in the neighborhood (the Port, 
JBER and the Alaska Railroad), as well as private property 
owners and developers. 

The investments will  be substantial and will  require creative 
use of financing tools, incentives and assistance programs. 
Because market conditions are especially constraining at this 
time, it will  be essential for the MOA to find ways to “prime 
the pump,” in terms of creating a climate for private sector 
investment. 

B .  Implementat ion Tools  for  the GHNP
Implementation will  also require careful coordination of a 
variety of planning systems, capital improvement programs 
and regulations. A clear phasing program is therefore an 
essential part of an implementation strategy.

These are some of the tools that may be used:

1.  Capital Improvement Program
The Muni’s Capital Improvement Program (CIP) could be an 
important source of funds for infrastructure replacement. 
This should be an annual source of funds for several years of 
phased improvements. The Muni’s CIP should be coordinated 
with the Anchorage School District, Anchorage Metropolitan 
Area Transportation Solutions (AMATS) and Anchorage Water 

and Wastewater Utility. 
The CIP is appropriate for:
•	 Street and sidewalk construction
•	 Intersection improvements
•	 Parks construction, and improvements
•	 Playgrounds and sports fields
•	 Trails 
•	 Heritage interpretation materials

2.  Transfer of Development Rights
In a conventional  Transfer of Development Rights (TDR) 
program, rights are exchanged among private property owners, 
usually as a purchase. A “sending site” must have more 
development rights than is needed, and a “receiving site” must 
be limited to an amount of development that is less than what 
the market supports. These specific conditions do not exist 
in Government Hill.  However, there may be the possibility of 
transferring surplus property from a governmental entity to 
a redevelopment agency. For example, the Railroad or JBER 
may transfer property for redevelopment, or provide a long-
term lease at terms that will make private investment feasible.

TDR is appropriate for:
•	 Providing new developable parcels at reduced costs to 

potential developers in the Neighborhood Center
•	 Providing land for new parks, public open space and rec-

reation facilities
•	 Providing land for housing that would benefit the com-

munity and JBER

7.  I M P L E M E N TAT I O N  S T R AT E G I E S
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3.  Impact Fees 
In a case in which sufficient value will result from development, 
and impacts of the development could affect the neighborhood, 
an impact fee may be charged to help mitigate the condition. In 
the case of Government Hill,  impact fees may not be feasible, 
because market conditions are tight. However, the inverse, in 
which fees are waived as an incentive for development may 
be appropriate to consider.

Waiver of Impact Fees would be appropriate for:
•	 Private sector development projects that meet the objec-

tives of the plan

4.  Inclusionary Zoning
Where market conditions are sufficient to support doing so, 
the MOA may provide incentives for construction of housing 
and in conjunction require that a minimum percentage of 
such a project be reserved for low-moderate income homes.  
 
5.  Infill, Redevelopment, and Reinvestment Incentives 
The MOA may offer a package of incentives to attract the types 
of investment that are desired in the area. Specific incentives 
to employ are:

a. Tax Increment Financing
In this program, any increased property tax revenues that may 
occur for a designated period of time are targeted to repay the 
costs of infrastructure improvements that are made up front, 
to enhance the development climate. Based on the projected 
revenues, the MOA may issue bonds to finance the initial 
construction costs. This could be used to finance construction 
of new streets, sidewalks and streetscape improvements.
b. Multi-unit Property Tax Exemption (MPTE)

Alaska statutes permit cities to adopt property tax exemptions 
for multi-unit residential development. This offers a 10-year 
property tax exemption.

c. Zoning flexibility
The MOA may modify certain zoning limits that would improve 
the financial appeal of certain designated projects. Reducing 
parking requirements, waiving development fees, permitting 
certain conditional uses, or increases in density, are examples. 

6.  Neighborhood Project Team
A Neighborhood Project Team consists of representatives 
of key agencies, landowners and neighborhood residents, 
who work to review improvement projects to assure their 
compatibi l ity with the plan. An organized Neighborhood 
Project Team will  be key to sustaining the vision of the GHNP 
in future decision-making.

7.  Public–Private Partnership 
This is a mechanism to include a variety of agencies as well 
as private landowners in a joint agreement to achieve specific 
projects. In this way, the MOA could collaborate with Cook 
Inlet Housing Authority, Federal Agencies (HUD), a Government 
Hill  Neighborhood Project Team and others to buy parcels or 
secure development rights for commercial and residential 
redevelopment.

 8.  Federal Grants & Other Programs
The MOA may partner with the GHCC or a Government Hill 
Neighborhood Project Team to apply for federal grants. The 
Sustainable Urban Renewal Projects program is an example. 
The Community Development Block Grant program, new 
market tax credits and the historic rehabilitation tax credits 
are other examples.
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9. Redevelopment Authority
A Redevelopment Authority may be established, which could 
be focused on the Government Hill  Neighborhood, or it may 
cover many neighborhoods. A key role of a RDA is that it can 
assemble individual properties and reconfigure them to fit 
objectives of the neighborhood plan. (One option is to re-
focus the Anchorage Community Development Authority to 
play this role.)

10. Long Term Lease
Major property owners could provide long-term leases for 
redevelopment with conditions that would make investment 
in the area more attractive.

11. Business Improvement District
Property owners  could pet it ion to establ ish a  Business 
Improvement District, which would take on services to enhance 
the function, maintenance and promotion of the neighborhood 
center. In the initial years, the amount of revenue to be 
generated could be relatively small, but could increase as 
business activity expands.

C .  Implementat ion Partners
These are key groups and organizations that should collaborate 
as partners in implementing the Government Hill Neighborhood 
Plan:

•	 Municipality of Anchorage
•	 Government Hill  Community Council
•	 Port of Anchorage
•	 Anchorage Community Development Authority
•	 Cook Inlet Housing Authority
•	 State Historic Preservation Officer

•	 JBER
•	 KABATA
•	 Alascom
•	 Anchorage School District
•	 Anchorage Metropolitan Area Transportation Solutions 

(AMATS)
•	 Anchorage Water and Wastewater Utility

D.  Phas ing

Government Hill Neighborhood Center
Early phasing considerations to apply when evaluating the five 
alternative development scenarios:

1.	 Focus on the most “stable” area. The first phase should be 
“in the middle” of the town center, away from the “edges of 
uncertainty.” That is, avoid any development that requires that 
parking be provided on the “lid,” since that may not happen 
for a few years, and avoid major land transfer agreements 
from JBER. (A minor intersection change at the entry to JBER 
pretty much needs to happen for all the scenarios, however.) It 
needs to be an area in which a developer would feel confident 
that their investment would perform well,in the early years 
of implementation.

2.	 Create a noticeable impact: The first phase of development 
should yield enough critical mass to make a noticeable impact. 
(While a single building could go up first, building two or 
more, which face each other and create a new “image” of a 
pedestrian-oriented realm, is preferred.
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Chapter 7 B 
GHNP Implementation Phasing 
Revised: June 19, 2012 
 
 
ACTION 2012- 2013 2014-1015 2016-2017 

 
2018-2019 
 

Step 1: Adopt the 
Neighborhood Plan. 
 

2012    

Step 2: Initiate Funding 
Systems and Land Transfers. 
 

2013    

Step 3: Preliminary 
Infrastructure Design. 
 

 2014   

Step 4: Develop final block 
configuration concept for the 
neighborhood center area. 
 

 2014   

Step 5: Refine the 
redevelopment phasing plan 
for the neighborhood center. 
 

 2014   

Step 6: Assemble parcels and 
blocks. 
 

 2015   

Step 7: Develop final 
infrastructure design. 
 

 2015   

Step 8: First phase of 
infrastructure construction. 
 

  2016  

Step 9: First phase of 
redevelopment 
 

   2017 

Additional development 
phasing continues for 
subsequent years. 

   2018-2022 

 

P H A S I N G  TA B L E
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3.	 Emphasize viable uses. It should focus on commercial uses, 
primarily retail but offices to some extent, which are more 
economically feasible.

4.	 Make room for directly affected existing uses. It should at 
a minimum replace all displaced square footage that would 
be directly affected and provide opportunities for existing 
users to relocate with it.

5.	 Keep property  acquis i t ion s imple.  Inc lude acquir ing 
complete parcels of existing ownership. A first phase that 
only requires working with a couple of property owners may 
be preferred.

6.	 Coord inate  pr ivate  deve lopment  wi th  publ ic  sector 
infrastructure. To the extent feasible, it should involve a 
minimum amount of street restructuring for the first phase, 
while yielding parcels that can be reconfigured to fit the long-
term vision for the specific scenario.

Pre l iminary  Phas ing Recommendat ions

After the Government Hill  Neighborhood Plan is adopted, the 
Municipality will  need to engage in more detailed planning 
and analysis of the plan concepts to move them to a level 
of  precis ion that wi l l  permit  implementation.  This  a lso 
involves establishing an organizational structure that enables 
coordinated actions by various entities and that facilitates 
enacting certain funding mechanisms. 

This section outlines some of those key actions in a critical 
path. Note that some of the specif ic steps may vary in 
sequence, depending upon actions that others may take, and 

the steps may vary in the length of time that may be required 
to accomplish them. For example, the outcome of the proposed 
KABATA project, and the specific timing of it, could influence 
some of the steps, as could the timing of decisions by JBER 
about the potential transfer of land.

These are the recommended steps:

Step 1: Adopt the Neighborhood Plan.

Objective:
To establish the policy base for implementing the plan

Actions:
1.1 	 Neighborhood council endorsement 
1.2 	 Planning commission adoption/ resolution to support 

the plan
1.3 	 Assembly adoption
1.4 	 Forward the plan to KABATA to include in their potential 

RFP to contractors
1.5 	 Forward the plan to other agencies (e.g., JBER, the Rail-

road and the Port) to include in their planning efforts
1.6 	 Forward plan to SHPO and FHWA
1.7 	 Amend the neighborhood planning boundary, to reflect 

the land recently acquired by the Port, and potentially 
the area under discussion with JBER

Step 2: Initiate Funding Systems and Land Transfers.

Objective:
To establ ish the organizat ional ,  regulatory and funding 
mechanisms that will  be needed to implement the plan 
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Note that the design of the entry into the neighborhood 
center may need to be phased, depending upon the timing 
of decisions about the proposed KABATA project. It could be 
designed with an interim improvement, and then refined if 
the tunnel and lid project occurs at a later date.)
3.3 	 Coordinate street improvements with water and sewer 

replacement projects.
3.4 	 Refine design and phasing concepts for parks and trails.

Step 4: Develop final block configuration concept for 
the neighborhood center area.

Objective:
To refine the new block layouts to facilitate acquisition and 
re-drawing of parcels

Based on results of establishing funding mechanisms and 
preliminary streets, finalize the block configuration plan. This 
would become the “preferred alternative” for implementation.

Actions:
4.1 Develop the preliminary re-plat plan.
4.2 Outline the new parcel boundaries.
4.3 Prepare design guidelines for landscapes and buildings.

Step 5: Refine the redevelopment phasing plan for the 
neighborhood center.

Objective:
To establish a phasing plan that is realistic and that reflects 
the new information that will  be generated in the preceding 
implementation steps. 

Actions:
2.1 	 Set up a Community Development Corporation (or coor-

dinate with the Redevelopment Agency)
2.2 	 Get a l ine item in CIP budget for streets and intersec-

tions improvements
2.3 	 Establish l ine item in CIP budget for non-motorized 

transportation improvements.
2.4 	 Set a l ine item in CIP budget for parks & trails improve-

ments
2.5 	 Set up a Tax Increment Financing district
2.6 	 Pursue housing programs
2.7 	 Submit a formal request for land transfer to JBER
2.8 	 Finalize mitigation actions with KABATA
2.9 	 Establish a Neighborhood Committee to champion plan 

implementation
2.10 Secure funding for preliminary infrastructure design. 

Step 3: Create Preliminary Infrastructure Design.

Objective:
To develop preliminary design concepts to a level of detail 
that will  enable determining more clearly the feasibility of 
road realignments and the relationship to other infrastructure 
work. This would include traffic counts and projections, and 
parking capacity studies. This will  help to determine the final 
parcel configuration concept.

Actions:
3.1 Develop an infrastructure impacts mitigation plan
3.2 Develop preliminary engineering for:
•	 Neighborhood entry design (at Hollywood and E. Loop Rd.)
•	 New school road
•	 JBER entry intersection
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Actions:
5.1 	 Develop a more specific phasing plan. This should be 

based on the refined block layout, updated market 
analyses, community input, and negotiations with part-
ners. This may include some parcels that can redevelop 
without reconfiguration, and some rehabilitation and 
additions projects as well.

5.2 	 Determine “mini steps” within a first phase of develop-
ment. This may be one building or a small block first. 
This will  relates to street improvement phasing as well.

5.3 	 Seek a “master developer ” to coordinate smaller devel-
opment projects and individual phases.

Step 6: Assemble parcels and blocks.

Objective:
To enable re-configuring properties to allow for more efficient 
building footprints, and planning of public realm improvements 
that meet the urban design objectives for the neighborhood 
center

Actions:
6.1 	 Initiate assembly of parcels.

Assembly of parcels will  be a “will ing seller/ will ing buyer ” 
condition. Fair market prices would be negotiated by the 
acquiring entity, presumably a neighborhood development 
corporation. In some cases, land may be leased for development. 
This process could also enable those existing owners who wish 
to, to remain in the development as a partner, rather than 
selling.

Step 7: Develop the final infrastructure design.

Objective:
To complete a “preliminary design” stage for infrastructure 
components and to facilitate re-drawing parcel boundaries

Actions:
7.1 	 Establish specific street alignments.
7.2 	 Establish formal parcel boundaries.
7.3 	 Rezone parcels to fit redevelopment plan. 
7.4 	 Revisit market potential at this stage as well, which may 

influence anticipated land uses.

Step 8: Begin first phase of infrastructure construction.

Objective:
To execute infrastructure work that will  facilitate the first 
phase of redevelopment

Actions:
8.1 	 Construct key intersections and road segments
8.2 	 Initiate first phase of parks and trails improvements

Step 9: Begin first phase of redevelopment.

Objective:
To secure developers for the initial stages of redevelopment 
and begin construction

Actions:
9.1 	 Issue a RFP for developers if a master developer has not 
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been identified in an earlier stage.
9.2 	 Negotiate contracts.
9.3 	 Facilitate design development and expedited permitting
9.4 	 Begin initial redevelopment construction.
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A P P E N D I X  A

OT H E R  N E I G H B O R H O O D  C E N T E R 
R E D E V E LO P M E N T  S C E N A R I O S
This  appendix  records  two a l ternat ive  scenar ios  for  the 
redevelopment of the neighborhood center. These contain 
valuable ideas from the community that may be considered as 
circumstances change over time, and in some cases portions of 
these scenarios could be included in those that are presented 
in Chapter 5.
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1

10

P1B.1

SCENARIO 4
I n  t h i s  s c e n a r i o  t h e  ro a d w o r k  i s 
relatively easy to phase. The first phase 
would yield a modest “main street” 
exper ience.  I t  defers  development 
a l o n g  t h e  e a ste r n  e d ge  u nt i l  t h e 
outcome of  KABATA is  c lear.  Unt i l 
t h a t  t i m e ,  t h e  e n t r y  e x p e r i e n c e 
would be modest, but could have a 
reasonable gateway design that can 
be upgraded if KABATA happens. The 
later phases would occur with JBER 
agreements ,  which  could  co inc ide 
with improvement in the market for 
residential development. 
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JBER Gateway

Government Hill 
Elementary School

AT & T

Hollywood

E. Bluff

E. Loop

Erickson

New access
to neighborhood

Secondary access
to school

New gate
location

Neighborhood Gateway

A. CONCEPT
•	 “Main Street” feel along E. 

Loop Rd, between Erickson 
and E. Bluff

•	 Secondary mixed-use street 
along Hollywood

•	 “Prime intersection address” 
at E. Loop Rd. and Hollywood

•	 Landscaped gateway  entry 
experience at Hollywood, Er-
ickson and E. Loop Rd.

B. KEY FEATURES

Parcels
•	 Three large parcels, facing E. 

Loop Rd.

Intersections
•	 Improve existing intersection 

at E. Loop Rd and Erickson

Streets
•	 Moderate realignment of E. 

Loop Rd. in the commercial 
core

•	 Direct flow from commercial 
center to JBER entry

•	 Improved access to the school
•	 East-west flow, along E. Bluff, 

with a job in the center

Parking
•	 Along Erickson
•	 Between E. Loop Rd and Birch
•	 Along eastern edge of Alascom
•	 On street

Pedestrian systems
•	 Improved sidewalks in neigh-

borhood center
•	 Improved crossing at E. Bluff 

and Arctic Warrior
•	 I m p r o v e d  s i d ewa l k / t r a i l 

access to school

C. PHASING CONSIDERATIONS

General Development Phasing
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Phase 1a: Create commercial core 
along E. Loop Rd, between E. Bluff 
and Hollywood
Phase 1b: Develop parcels on and 
abutting potential KABATA lid area
Phase 2: Mixed use development 
at JBER edge
Phase 3: Residential 
development at JBER edge

Relationship to KABATA
•	 C o n c e p t  w o r k s  w i t h ,  o r 

without, the tunnel. 
•	 Uncerta inty  about  KABATA 

could delay development of 
buildings 1 and 2

Relationship to JBER
Phase 1:  Agreement for minor 
i nte rs e c t i o n  i m p rove m e nt s  at 
Arctic Warrior and E. Bluff
Phase 2: Agreement for additional 

street connection and mixed-use 
development
Phase 3: Agreement for additional 
res i d ent i a l  a s  co m p l em enta r y 
interface with base

 
SCENARIO 5
This scenario would result in a 
st rong entry  exper ience,  with 
signature buildings. However, it 
is difficult to phase, if  KABATA 
outcome is uncertain. An initial 
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Arct
ic 

Warr
ior

E. Bluff

E. Bluff

Hollywood

Harva
rd

Bi
rc

h

Erickson
E. Loop Rd. 

7

4

1

2

3

5

8

6A

9A

9B

mid-center development would 
be relatively modest.

A. CONCEPT
•	 “Main Street” feel along E. 

Loop Rd, between Hollywood 
and E. Bluff

•	 Secondary mixed-use street 
along Hollywood

•	 “Prime intersection address” 
at E. Loop Rd. and Hollywood/
Erickson
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•	 Additional “key intersection” 
mid-block along E. Loop (at 
Bluff)

•	 Landscaped gateway  entry 
experience at Hollywood, Er-
ickson and E. Loop Rd.

B. KEY FEATURES
Parcels
•	 Two large parcels, facing E. 

Loop Rd. in initial phases
•	 Additional large (residential) 

ALASCOM

JBER Gateway

Government Hill 
Elementary School

AT & T

Hollywood

E. Bluff

E. Loop

Erickson

New access
to neighborhood

Secondary access
to school

New gate
location

Neighborhood Gateway

parcel at JBER interface

Intersections
•	 Improve existing intersection 

at E. Loop Rd and Erickson 
( in conjunction with street 
realignment)

Streets
•	 Moderate realignment of E. 

Loop Rd. in the commercial 
core

•	 Direct flow from commercial 
center to JBER entry

•	 Improved access to the school
•	 East-west flow along Harvard 

and Hollywood

Parking
•	 Along Erickson (potential l id 

area)
•	 Between E .  B luff  and Hol -

lywood and E. Loop Rd. and 

Birch (festival lot)
•	 Along southern and eastern 

edges of Alascom
•	 On street
•	 In new development area at 

JBER interface (later phase)

Pedestrian systems
•	 Improved sidewalks in neigh-

borhood center
•	 Improved crossing at E. Bluff 
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and Arctic Warrior
•	 Major pedestrian crossing at 

E. Loop Rd. and Hollywood
•	 I m p r o v e d  s i d ewa l k / t r a i l 

access to school

C. PHASING CONSIDERATIONS

General Development Phasing
Phase 1: Development at E. Loop 
Rd and E. Bluff 
P h a s e  2 :  M a j o r  m i x e d  u s e 
development at Hollywood and 
E. Loop Rd. (abutting lid area)
Phase 3: Residential development 
at JBER edge

Relationship to KABATA
•	 C o n c e p t  wo r k s  w i t h ,  o r 

without, the tunnel. 
•	 Uncerta inty  about  KABATA 

could delay development of 
buildings 1 – 4.

Relationship to JBER
Phase 1: Agreement for intersection 
improvements at Arctic Warrior 
and E. Bluff

Phase 2: Agreement for additional 
street connection and mixed-use 
development
Phase 3: None (focus is on western 
edge of neighborhood center)
Phase 4: Agreement for additional 
res i d ent i a l  a s  co m p l em enta r y 
interface with base

View along East Loop

Scenario 5 Phasing Detail
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