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FRONTISPIECE

WHAT IS URBAN DESIGN?

Urban design is not just an academic discipline, or a pastime for visionary plauners and
architects. Neither is it coldly oriented to physical ‘things rather than to people and
their experiences. It has to do, above all, with the visual and other sensory rela-
tionships between people and thelir environment, with their feeling of time and place and
their sense of well-being.

Application of good urban design produces a logic and cohesion in the physical form of the
city, and a respect for the salient features that glve character to the city and its
districts. It 1s concerned with both preservation and development, and not with one to
the exclusion of the other. It teaches that man can do great things in cities, but it
also teaches him that he must have the hunility to live with the environment rather than
attempt to master it...Urban design is inseparable from economic and social vitality, and
it has a major role in making the city at the same time more noble and more bearable.

From the Urban Dosign Plan for the Clty of San Franclsco.
SOME URBAN DESIGN GOALS

To create a city form which contributes to the visual orientation of both residents and
tourists.

To provide a distinction in form between urban and rural development.
To create a city form which is quickly and easily imagined as a mental picture.

To create the physical form which will enhance the unique natural and man-made charac—
teristics of the site.

From Urban Design With!n the Comprehensive Planning Process, by M.R. Wolfe and R.D. Shenn.

SOME CRITICAL ISSUES IN ANCHORAGE

The quality of the visual environment as affected by views, signs, powerlines, and preser—
vation of woodlands and open spaces.

Accessibility: transportation throughout the city, by car, bus, bike, on foot, on skis,
by wheelchair.,

The livability of the city, especlally in the face of new development in Midtown and
Downtown.

The cultural and historic identity of the city: Anchorage's “"Sense of Place.”



PREFACE

The Urban Design Task Force was appointed by Mayor Knowles in
February, 1982, to "take a new look at Anchorage”, and to advise him
on the critical issues affecting the livability of the city. 1In the
past year, we have explored the qualities that make Anchorage a spe-
cial city and have thoughtfully examined the .problems that urban
design must address. This report outlines the actions which we feel
must be taken to prevent abuse of our Alaskan urban environment. We
love our city. We hope that in presenting our report we begin a pro-
cess through which Anchorage can become the hospitable, accessible,

beautiful and livable city we have all long envisioned.
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Urban Design In Anchorage

As all cities are, Anchorage is rooted in the natural world: a
sloping plain between Chugach Mountains and the waters of Cook Inlet.
Placed wupon this landscape are the things people build: homes,
streets, stores, offices, other buildings. A final component adds
life and change to this setting: the activities of thousands of
people. From the "natural” environment, the "built” environment, and
the activities of people comes the physical form of Anchorage, a dyna-
mic city in an incomparable setting.

The Urban Design Task Force was formed to examine the design of
Anchorage, and to recommend ways to protect assets and remedy
problems. The Urban Design Task Force values Anchorage's unique
qualities. We have tailored our proposals to the special needs of
this Alaskan city. In this report we propose solutions to problems
which we believe threaten the quality of 1life in our city.

What is Urban Design?

Urban design is the process of shaping the physical form of the city.
Rather than being concerned exclusively with the design of individual
features (such as a particular building or street), urban design eva-
luates these built features in the context of their urban surroun-—
dings. Urban design looks at questions of beauty or aesthetics
together with questions of function. Urban design considers physical
components of the city as they relate to one another, to the natural
world, and to human activities. For example, how does the design of a
given building affect human activities within and around it? How does
it affect traffic along the street and sidewalk? Does the building
affect other buildings by blocking sunlight or views? Does it add
pleasant variety to the city's skyline? These are all questions of
urban design.




rules are laid out in zoning ordinances and subdivision regulations. A
comprehensive plan may guide growth and development. Municipalities
may offer incentives to developers to provide desirable types of
development, or may share in the costs of development.

When the city or another government is the builder, design decisions
can be made to benefit the community as a whole. The Municipality of
Anchorage and the State of Alaska build schools, roads, sewer and
water systems, parks and many other "facilities.” Each of these pro-
jects should be considered in terms of implications for the shape of
the city.

The Urban Design Task Force recommendations provide methods to affect
both private and public design decisions. The Design Objectives of
the Task Force can be expanded to become a Design Element for the
Anchorage Comprehensive Plan, to ensure that the policies of Municipal
government support good design. By proposing changes to Anchorage's
zoning regulations, the Urban Design Task Force hopes to influence
private development decisions to the greater benefit of the community.
The Task Force hopes to improve the quality of municipal and other
design and management decisions through proposed programs.

The Urban Design Task Force Process

The Urban Design Task Force was organized by Mayor Tony Knowles in the
conviction that a community's citizens are best able to evaluate their
city's problems and assets. The Task Force process began in March,
1982, with a series of workshops and meetings to explore aspects of
urban design. Topics such as neighborhoods, visual quality, commer-—
cial strip development, transportation systems, growth management, and
"sense of place” were discussed in these early meetings.

In June, 1982, the Task Force chose several key issues for in~-depth
study. The group singled out issues which have major and immediate
implications for the form and function of Anchorage. This method
allowed detailed examination of problems, and the formulation of reme-
dies which are "do-able" in Anchorage. Four committees were formed to
focus on particular categories of issues.
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The Visual Anchorage Committee looked Ffor
related to signs and vegetation in the city. The Accessible Anchorage
Committee worked on pedestrian and automobile travel and other
transportation issues. The Livable Anchorage Committee sought solu-—
tions to problems associated with commercial and residential develop-
ment. The Hospitable Anchorage Committee looked for means to make
people aware of Anchorage's history and cultural resources, and to
create more “"people places” in the urban setting.

solutions to problems

In the fall and winter of 1982, "products"” of these groups were pre-
pared. Some groups prepared model ordinances with the assistance of a
consultant; others outlined proposed programs or development schemes.
These products have been reviewed and revised by the Task Force as a
whole, and are included in this report.

The recommendations of the Task Force vary tremendously in content and
completeness. Some proposals are quite detailed; others are broad
outlines which must be fine—tuned to Anchorage needs before they are
ready for further consideration. Even the most complete of these
recommendations will need review and revision by the community at
large. We offer our recommendatons as a citizens group which has
become educated in design issues. The solutions we propose are
complex and often technical, in response to problems or issues which
are also complex. We do not expect that our recommendations will go
forward unaltered, but we hope that our work will form the basis for
several new ordinances and programs.
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Organization of the Report

Section 2 of this report briefly summarizes the concerns and orien—
tation of the Task Force Committees. Many areas of concern are
starting points for detailed recommendations in this report; others
remain to be explored and acted on by others. Included in this sec-—
tion is a recommendation for mixed land uses in the Ship Creek area.

Section 3 1lays out Design Objectives for our city. The Design
Objectives stress the idea that good design 1is necessary to build a
city which works, as well as to build a more attractive city. The
Task Force proposes them as a starting point for a Design Element for
the Anchorage Comprehensive Plan.

Sectioun 4 contains several illustrative ordinances. These illustra-—
tive ordinances demonstrate means of achieving some of the objectives
detailed 1in Section 3. The ordinances focus on the commercial
districts of Anchorage. In them, we propose to fine—tune zoning in
the Central Business District, to provide zoning controls similar to
the downtown system for other commercial districts, and to change sign
regulations.

Section 5 is composed of programs which the Task Force believes should
be undertaken by Municipal government. These ongoing programs aim to
protect trees and other vegetation in our city, and to influence
Anchorage's urban design.
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VISUAL ANCHORAGE

The Visual Anchorage Committee turned its attention to the outer
appearance of Anchorage. Realizing that what we see shapes our per-—
ceptions of a city, the group evaluated the visual resources of
Anchorage and the problems which threaten them. The group explored
such questions as what makes Anchorage beautiful? What inspires pride
in the community? What factors threaten our most precifous visual
resources? What can be done to make Anchorage more beautiful and
workable as a city?

Visual Resources

1. A visually dramatic mountain, valley, and sea landscape which acts
as a setting for the always changing human-made environment of the
city.

2. Strong natural features and patterns such as: vegetated bluffs,
cliffs and knolls, waterways, lakes and wetlands, corrugation of
landform ridges, and native plant communities of varying size.

3. Daily and seasonal changes in textures and colors and light;
seasonal changes in climate, animal 1life and daylight.

4, Significant reminders of Alaskan and Anchorage cultural heritage
and growth: native peoples, pioneer settlement, and industrial
and economic development.

5. Distinctive neighborhood areas which display a physical sense of
cohesion and identity. Although many are not necessarily homoge-
neous in land use or landscape character, other factors (such as
mature trees, styles of housing, or street layouts) tie them
together visually.

I1-1
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Issues

1.

2.

3.

Visual Clutter: Often a clutter of signs, overhead wires and
litter prevents us from seeing and appreciating our landscape,
buildings, and views. Some current ordinances which deal with
these issues may simply need better enforcement, others may need
revision.

Open Space and Vegetation: Natural areas, viewpoints, existing
open spaces and woodlands are preclous visual resources that are
disappearing within Anchorage's urbanized area.

High Impact Development: Large buildings, residential and com-
mercial developments have the potential to make Anchorage more
beautiful and exciting. Unfortunately, they can also destroy
those same values.

The Visual Anchorage Committee has concentrated its efforts on two
issues with major implications for the beauty of Anchorage: signs
and vegetation. The committee's recommendations are detailed in
the Model Sign Ordinance (Section 4 and Section 5), Urban Forestry
Program. Recommendations from the Visual Anchorage Committee are
included throughout the Urban Design Objectives and the Model
Ordinances sections.
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ACCESSIBLE ANCHORAGE

A transportation system provides means to move people and goods
throughout the city, The Accessible Anchorage Committee chose to
study this aspect of the city's design. The Committee's goal is to
create a safe and hospitable environment for travel throughout
Anchorage by bus, automobile, bicycle, on foot and on skis.

Issues

1. Especially in commercial areas like Midtown, travel on foot or by
bicycle 1s restricted or endangered by busy streets, many curb-
cuts, large parking lots, and sometimes a lack of sidewalks and
crosswalks.

2. Anchorage streets, walkways and buildings are not designed to pro-
vide safe and convenient access for the handicapped. Changes must
be made to allow all citizens to move freely throughout the city.

3. In winter, travel on foot is often limited by snow removal
problems. Often street maintenance results in snow piled on
sidewalks, blocking pedestrian access. Programs must be under-
taken to inform residents of their responsibility for sidewalk
maintenance, and to improve Municipal snow removal procedures.

4. A winter trail system should be maintained to accommodate runners
and skiers throughout the city.

5. The transit system must be improved. Long waits between buses,
poor connections, inadequate periods of service, and lack of
Sunday service make this alternative to the private auto unusable
for many people.

I11-3




7.

Anchorage's existing north-south and east-west arterials are ina-
dequate to serve the traffic needs of the city at peak hours. As
the Anchorage population grows, so will traffic flow problens
along overburdened streets. These traffic problems must be
resolved, but in a way which does not destroy neighborhood
integrity.

Citizen involvement programs for transportation planning are ina-—

dequate. Citizens must have the opportunity to participate in the
planning process during its early (and most Flexible) stages, and
should be involved throughout.

State and Municipal transportation planning are not always well-
coordinated. Procedures must be developed to ensure that a
thorough, non-duplicative planning process is followed in every
case,

Many of the recommendations of the Accessible Anchorage Committee
are laid out in Section 3, Street and Sidewalk Design Objectives.
These objectives focus on commercial streets, with the aim of
making them more attractive and more functional. These objectives
should be further developed into standards which can be applied to
new development of commercial streets. Similar standards were
recently written for residential streets by a committee of the
Platting Board and Municipal departments. Other of the Accessible
Anchorage Committee's recommendations, particularly regarding
transit, have been incorporated into the illustrative zoning ordi-
nances of Section 5.
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LIVABLE ANCHORAGE

Livable Anchorage Committee focused on the qualities which make
Anchorage a pleasant city in which to live and work, and to find ways
to protect and enhance these qualities.

The Committee agreed that livable urban environments are those which
offer comfortable and enjoyable combinations of housing, shopping, and
workplace opportunities, which are easily traveled by car, transit,
bicycle, and on foot. 1In livable areas, pedestrian walkways are safe
and pleasant. The sidewalk level and ground floors of buildings are
alive with people in daytime and evening. Public open spaces are
attractive focal points for neighborhood life.

Some parts of Anchorage are seen as especially livable. Many of these
are areas contain multiple land uses in a comfortable and compatible
mix. Development has occurred which suits the needs of local resi-
dents. Streets are safe and pleasant. Shopping is located con-
veniently. Neighborhoods have a sense of unity and establishment.

Issues:

l. Rapid growth and economic development are occurring in Midtown and
Downtown. New building and land use patterns are being created by
large-scale development of many kinds in the area. Unfortunately,
the older housing, trees and shrubs, and small retail stores that
provided a human-scale environment are disappearing.

2. The Downtown zoning system gives bonus points for building design
features which are considered important to downtown vitality. In
return for ©building street level shops, providing benches,
landscaped plazas, etc., developers can build more stories than
the =zoning would otherwise allow. In practice, the bonus point
system does not achieve the city's goals, allowing too many bene-
fits to the developer for too few amenities.

3. Rapid development in many of Anchorage's commercial districts is
producing a helter-skelter pattern of land uses. Unlike desirable
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mixes of land uses, this development neither functions well, nor
looks attractive. Existing zoning does not always provide rules
by which this growth can be directed in an orderly fashion. New
development often creates impacts which must be dealt with by
others. For example, a large new office building may increase
traffic’ on already overburdened streets. It may replace a pre-
viously wooded site with unbroken asphalt and may not provide even
a lawn where employeées can sit to each their lunches. Development
can take place which benefits both the developer and the com—
munity. Anchorage's existing zoning ordinances do not provide
tools to assure that mutually beneficial development takes place.

Districts of mixed land uses must be encouraged in Anchorage.
Municipal government can offer this "encouragement” through many
means: for example, by offering “bonus—-point" types of incen~
tives, by reducing property taxes for desirable mixed use develop-
ment schemes, by sharing in the costs of these projects, or by
requiring certain mixes of land use in new development. Mixed
land uses can be encouraged within the development of a single
large project, or a mixture of single uses of many kinds may deve-—
lop over time within each district. New mixed—use development
should fill the gaps in the existing development pattern, with
stores, housing, parks, and businesses that complement their
neighbors. Pleasant pedestrian walkways should tie nodes of acti-
vity together.

The Livable Anchorage Committee has keyed its recommendations to
Downtown and Midtown because they form the center of Anchorage's
retail/office activity and also support substantial residential
communities. However, many of the concepts would apply to other
areas of the city as well. This report proposes several means of
encouraging mixed land uses and enhancing the livability of
Anchorage. The Design Objectives of Section 2 reflect the Livable
Anchorage Committee's recommendations to promote mixed land uses,
and to incorporate certain amenities into new development. The
Model Ordinances of Section 4, which propose changes to zoning in
the Central Business District and other business districts, are
strongly based on the recommendations of the Livable Anchorage
Committee.
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HOSPITABLE ANCHORAGE

The Hospitable Anchorage Committee's goal is to make Anchorage a city
which welcomes visitors and residents with a warm and powerful sense
of the community and its roots. Anchorage's dramatic location and its
colorful historic and cultural background are the building blocks to
provide a "Sense of Place."” These aspects of the city are often over-—
powered by more mundane features, and must be revealed and interpreted
for residents and visitors. While other committees examined policies
and practices of Municipal government, the Hospitable Anchorage
Committee looked for projects which could provide interpretations of
Anchorage and its history.

Recommendation: Ship Creek Landing Development

The Committee concluded that great potential exists to make the Ship
Creek estuary area a “people place.” The Ship Creek estuary has
played a vital role in the development of Anchorage, beginning in the
days when Tanaina Indians located their fish camps in the area. The
Ship Creek area was the site of European settler's early "tent city.”
Since then, the locale has evolved to a bustling industrial area, the
location of Anchorage's port and the Alaska Railvoad yards. The
current industrial uses in the area are 1lively subjects for obser—
vation but do not emphasize the dramatic setting or interpret Ship
Creek's memorable history. Some people—oriented facilities attract
people to Ship Creek: on sunny summer days, many people can be found
at the small park near the fish ladder, watching salmon fight their
way upstream. The Alaska Railroad Terminal draws summer travelers,
and the possible development of an historic village nearby could
attract more to the area. Construction of the Coastal Trail can chan-
nel pedestrians to the Ship Creek Dam, increasing potential for the
Ship Creek area to become an exciting, people—oriented place.

Committee members have envisioned such uses as restaurants, clubs,
shops, open—air market, vest pocket parks, tours of port and railroad
facilities, and museums. Unused or underused buildings can be con-
verted and renovated to house these uses. Redevelopment in the Ship
Creek area can focus urban Anchorage toward its waterfront beginnings,
and can make the city more memorable for visitors.
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Anchorage Community College classes have developed several land use
concepts for Ship Creek Landing as class projects. These preliminary
studies disclosed several possible scenarios for the area. In spring
of 1983, one of these classes constructed a model of the Quiana Park
area, demonstrating a possible means of "connecting” the downtown and
Ship Creek. The model shows relocated historic buildings, boardwalk-
style terracing, paths, a fountain, a dining-car restaurant, and other
features which could make this under-used park into a people—place.

Investments of time, money and expertise are required before a multi-
use Ship Creek Landing becomes real. The Municipal Community Planning
Department should immediately begin study of the area's potential.
Mixed ‘land uses in the area should be achieved through a cooperative
effort between private development interests and the Municipality. As
issues are resolved which will affect land ownership in the Ship Creek
area, opportunities to create a mix of uses may be lost. Now is the
time to ensure that the pattern of land uses can include retail shops,
restaurants, parks and special attractions. The vitality of the down-
town area can be strengthened by turning Anchorage's best face toward
the waterfront.

Other Suggested Projects:

Promote a Public Education Program on the History of Anchorage.
Publications, films, television spots, and special events such as
tours and trail runs can establish Anchorage's past 1in people's
minds.

Establish Native Place Names. Names like Chugach and Eklutna are
reminders of the area's settlement by Tanaina Indians. Many more
Native place names should be used throughout Anchorage, to link the
modern city with a unique and historic culture.

Provide Multi-Lingual Signs Throughout the City.
Visitors to the city should be made welcome with signs in many dif-
ferent languages.
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Develop a Visitors' Center in the 0ld Federal Building. This reminder

of Alaska's territorial days can be developed into an inter-agency

visitors' center. Plans would be coordinated with development of the
downtown branch library and renovated courthouse.

Provide Tours of Anchorage's Neighborhoods. Districts such as Spenard

and Government Hill have characters all their own. Tours of these
neighborhoods can promote Anchorage's cultural identity in the minds
of visitors, and can inspire pride in residents.

Provide Public Open Space in Areas Throughout the City. Parks and

public spaces can unify a neighborhood, attract visitors and lively
activity, or provide respite from city 1life. Anchorage needs open
space in areas like Midtown, where intense development puts pressure
on the areas's livability. Downtown Anchorage needs public focal
points, such as a "Wintergarden" (an indoor garden area which remains
green in winter) and Town Square park. Throughout the city, water
features such as lakes and streams can provide natural focuses for
open space, while fountains can create a more urban feeling. A
Municipal arboretum could function as open space while creating oppor-
tunities for botanical education and research.
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DESIGN OBJECTIVES

COMMERCIAL AND OFFICE BUILDINGS

Buildings should be designed for function, visual interest, beauty,
and compatibility with the natural and built environment.

ae

b.

Diverse and attractive building forms should be encouraged.

Building form should address the scale of its surroundings.
For example, a massive building might “step down" to a level
comparable to adjacent buildings.

Building form, especially in the densely developed CBD, should
allow wide views of the sky from the pedestrian perspective.

Creative designs which preserve or create "sunpockets” should
be encouraged.

Building materials should promote visual diversity by varying
colors, textures, and reflectivity while maintaining com—
patibility with surroundings. Widespread use of similar or
identical materials can lead to monotony in the cityscape.

Where pedestrian activity is great or should be encouraged
(such as the downtown), street level facades should include
substantial transparent surfaces. Elements of the facade,
such as window treatments, awnings, arcades or graphics,
should define a comfortably human scale at the street level.
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DESIGN OBJECTIVES

COMMERCIAL AND OFFICE BUILDINGS

go

he.

Buildings should be designed to prevent harmful environmental
impacts, such as "wind tunnels.”

Buildings throughout the city should be accessible to the
handicapped.

Historic buildings in Anchorage represent a significant
cultural resource. These buildings should be preserved and
reused or relocated where possible.

Scenic views are an integral part of the city's beauty. Some
views are too important to be lost, and should be protected.
Where a new building will block a less precious but still
notable view from a public right-of-way or public park, it is
desirable to provide a "public viewing area" within the
building. This viewing area could be a bar or restaurant,
viewing platform, or simply a windowed hallway with a view.
This method of replacing "lost" views should be encouraged.
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DESIGN OBJECTIVES

STREETS & SIDEWALKS

Good design can make streets more efficient as well as more attrac-—
tive. Streets should be designed for efficient use by pedestrians and
transit, as well as automobiles. However, they should also include
means to soften their aesthetic and environmental impacts on the com—
munity.

a. Anchorage needs fast routes on which to move across—town auto
traffic. These "express" routes through town should not be
commercial streets, but should be high-speed, limited access
roads. This "segregation” of through traffic can make across—
town travel more efficient, and shopping streets less hectic.

b. Standards for street design should allow flexibility according
to how a street will be used. A quiet residential street can
be narrow and curvilinear to slow down traffic, while a busier
street may require wider lanes and straight alignment.

c. Streets should be landscaped, to perceptually separate auto
traffic from nearby land uses while waintaining safety and
visibility. Landscaping can also provide pleasant continuity
for the driver who passes through many types of land uses.

d. Street design should include provisions for pedestrian and
transit use, since these modes of travel can significantly
reduce traffic in key areas. Landscaped bus pullouts and
shelters should be provided.
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DESIGN OBJECTIVES

STREETS & SIDEWALKS

e

Street furniture, fixtures, and street level landscaping
should define an attractively human scale. Location of fur-
niture should be particularly well thought out, since poorly
placed furniture is not used.

Sidewalks throughout the city should be accessible to the
handicapped.

Separation of pedestrians from high-speed automobile traffic
is desirable. This can be accomplished with a planted strip,
by providing a parking lane between the sidewalk and traff@d/
lanes, or by other means. Pedestrians should also be able ‘to
safely cross high—speed auto routes. g

Sidewalks should be unbroken by numerous obstacles or driveway

crossings. All sidewalks should be wide enough to allow two
people to comfortably walk abreast.
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DESIGN OBJECTIVES

LANDSCAPING

Landscape planting can effectively soften the harshness of many urban
settings. However, Alaskan climates pose special problems for
landscaping. Several principles accepted in temperate climate

landscaping are inappropriate for this area. These Design Objectives
aim to make Anchorage landscaping better—designed and longer-lived.

a. Landscape design should consider practical problems of snow
removal. Plantings in parking lots and street rights—of-way
must be designed to avoid harm during snow plowing. Clumped
plantings in appropriate locations can avoid mechanical damage
during snow removal.

1

b. Plant materials must be ecologically suited to Anchorage cli-
mate and soils. Native species, such as white and black
spruce, birch and mountain ash, are attractive choices.
Introduced species, often untested in Anchorage, add important
diversity to the planted landscape. However, untried species
should be planted in small numbers until their success can be
evaluated.

c. Plant species should be pollution resistant throughout the
city. Salt-tolerant species should be planted in parking lots
and street rights—of-way.

d. Plant species should be chosen not only for attractive
blossoms, but for features which can add beauty to the winter
landscape as well. Attractive bark, bright berries, colorful
twigs, and year—round foliage provide color in an often drab
winter landscape.

e. Given the slow rate of growth for trees in Anchorage's cli-
mate, existing mature trees are much more valuable than newly-—
planted trees. Wherever possible, established trees should be
protected and maintained. With careful treatment, these
mature trees can be incorporated into new development, and can
serve as the "backbone” for added planting.

ITI-5
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DESIGN OBJECTIVES

SIGNS

Signs convey information which is vital to understanding the ecity.
Signs which are attractive, imaginative, and easily-understood add a
positive element to city streets.

ae

bl

Signs should identify the product or service of a business in
a simple and creative manner.

Design and placement of signs should enhance or harmonize with
adjacent buildings and signs.

Signs should be easily legible.
Signs should not intrude into scenic views.

Signs which are designed and built to be temporary should not
be used as permanent signs.

Signs should not create safety hazards or public nuisances

(for example, by extremely glaring illumination, excessive
size, unsafe construction, or improper location).
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DESIGN OBJECTIVES

CENTRAL BUSINESS DISTRICT

The Central Business District (CBD) depends on pedestrian activity for
its vitality. These design objectives aim to create a hospitable
setting for shopping, work-day strolls, and evening activities in the
downtown.

-

b.

Sidewalks in the CBD should be wide enough to accommodate
substantial pedestrian traffic. Each building should include
adequate sidewalk capacity for anticipated pedestrian flow.
Sidewalks should meet the Design Objectives Ffor Sidewalks,
page III-4. Particularly important is a "barrier free zone",
where travel 1is not obstructed by fixtures, planting, or
street furniture.

A sense of continuity is important on sidewalks in the down—
town. Contiguous buildings provide a major element of con-
tinuity. The use of consistent fixtures, street furniture,
and landscape elements can further add to a harmonious urban
setting.

Parking lots in the CBD should be screened with trees, shrubs,
and other methods as needed. These plantings can add to a
pedestrians' feeling of sidewalk continuity, as well as pro-
viding environmental benefits, such as diminishing the force
of strong winds.

Sidewalks and streets in the downtown should be designed to
perceptually separate pedestrians from noise and views of
high-speed traffic. In some cases, this can be accomplished
by removing a parking lane and widening the sidewalk to allow
planting.

I11-7




DESIGN OBJECTIVES

CENTRAL BUSINESS DISTRICT (CBD)

€

h.

Building design is a critical factor in maintaining a pleasant
pedestrian enviroument in the CBD. Buildings should allow
wide views of the sky, allow key areas to receive direct
sunlight, and prevent harmful wind effects. Definition of a
human scale through architectural elements at the street level
is paticularly important in the urban center.

Street level retail shops are a key to downtown's vitality.
Development 1in the downtown should include visible retail
shops on the ground level. Display windows and transparent
facades are desirable.

Public open spaces in the CBD should take advantage of
southern exposures, scenic views, and pedestrian travel
routes. Landscaping and furniture should offer pleasant spots
for downtown workers, tourists, and shoppers to linger.

Landscape plantings in the downtown should provide year-round
color and interest. Annuals brighten the summer months, while
colorful twigs and berries, textured bark, and evergreen
foliage add winter interest. Plantings which are located
indoors but are visible to the street add the liveliness of
growing plants throughout the year.

Landscape planting should be located so as not to coaflict
with pedestrian travel or snow removal.

I111-8
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1.

To reduce traffic congestion and demand for parking in the
CBD, travel to the CBD by means other than the private auto
should be strongly encouraged. This can be done with
employer—subsidized bus passes, by car—pooling, by providing
bike parking, and many other methods.

New development downtown should share in the costs of the
downtown transportation system. Contributions to a transit
fund or supplying transportation improvements (such as bus
stops) are desirable methods of softening the increased
demands placed on the CBD transportation system by new
buildings.

The addition of very large buildings to the CBD will shape the
appearance -and functionality of the CBD. These buildings
should incorporate features which are critical to the vitality
of the downtown, such as public open spaces, street level
retail shops, pleasant pedestrian environments, parking, and
others.
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DESIGN OBJECTIVES

COMMERCIAL DISTRICTS OUTSIDE THE CBD

| Commercial districts outside the Central Business District (including

- office districts) are heavily dependent on the automobile. While
autos are necessary to the vitality of these districts, current zoning
regulations and land use patterns allow the auto (and parking lot) to
dominate. The Design Objectives for Commercial Districts Outside the
CBD aim to lessen the role of the car in shaping our urban landscape.

a. Trees and vegetation provide visual relief from large expanses
of pavewment, act as windbreaks, protect soil from erosion
while allowing it to absorb rainwater, and buffer noise and
lights from parking lots.

1) Parking 1lots should be screened with new plantings or
existing trees or shrubs along front lot lines. This
lessens views of parking lots from public rights-of-way,
and adds continuity to the roadside landscape.

2) Trees and shrubs should be planted or retained along side
lot lines of parking lots. These can break up otherwise
long views of great expanses of parking lots.

3) Additional trees and shrubs should be planted within
parking 1lots. These plantings can lessen the perceived
size of the lot, and act as markers to aid traffic cir-
culation.

be Where commercial properties abut residential neighborhoods,
parking lots and service areas should be buffered with earthen
berms, fences, or other methods of blocking views, lights, and
noise. Landscaping should be planted in conjunction with any
of these methods.

I1I-10



DESIGN OBJECTIVES

COMMERCIAL DISTRICTS OUTSIDE THE CBD

Coe

[

Parking should be located in side yards or rear yards where
possible. If a building is located close to the front lot
line, parking should not be located in the front yard.

Joint use of parking areas by adjacent businesses should be
encouraged.

Parking lots should have limited access points. Shared access
drives should be encouraged.

Methods of decreasing the size and impacts of parking areas
should be encouraged:

1) Parking requirements should be lessened if an establish-
ment can prove that it will generate little parking
demand, or if it shows that "trip management” efforts
(such as transit wuse or car-pooling) significantly
decrease parking demand.

2) Current parking regulations require all parking stalls to
be sized for full-size cars or trucks. A portion of each
parking lot could include smaller stalls, sized for com-
pact cars.

3) If adjacent establishments can show that each requires
parking at a time when the other requires little or none,
parking lots should be shared. For example, a bank which
operates nine to five Monday through Friday might share
parking with a church which holds activities on Sundays
and weeknight evenings.

4) Current regulations may require stores and offices to pro-

vide many more parking spaces than will be needed. These
regulations should be carefully re-examined.
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DESIGN OBJECTIVES

COMMERCIAL DISTRICTS OUTSIDE THE CBD

go

Pedestrian walkways, especially those which cross parking
lots, should be clearly identified with painted markings, dif-
ferent paving materials, plantings along routes, lighting, or
other means.

In commercial and office districts, walkways should provide
convenient routes for pedestrian travel from building to
building. Development in commercial districts should include
walkways from buildings to side lot lines of each parcel.
Walkways should also provide safe access to the public right—
of-way.

All walkways should be accessible to the handicapped.

Commercial and office development should be designed to
moderate the negative effects of the development .on the com-
munity, and especially on neighboring areas.

1) A large portion of each parcel of land should be devoted
to landscaping or other non—paved and non-built surfaces.
These water-permeable surfaces absorb rainwater and urban
runoff, lessening water pollution and erosion.

2) Screening and buffering, as discussed in Design Objectives
for Parking, should define property boundaries. This can
separate commercial land uses from other nearby land
‘uses.,

3) Lighting and signs for commercial uses should not glare or

cast shadows on adjacent areas, especially residential
neighborhoods.
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5&Teé+ ﬁ3h¥—OF—MKL

/




DESIGN OBJECTIVES

COMMERCIAL DISTRICTS OUTSIDE THE CBD

k.

1.

Me

Public parks and open spaces are desirable in commercial dis~
tricts. These should be accessible on foot or bicycle.

Building size and bulk in commercial districts should be
limited to a scale compatible with surrounding buildings and
landscape.

Buildings in a "commercial strip” should be contiguous, or
should leave a minimum ten-foot wide pedestrian passageway
between them.
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CBD ZONING

Anchorage was a national pioneer in bonus—incentive zoning with its

; ; ; g | o | | e |
1974 CBD ordinance. Not surprisingly, only now are the ramifications 3 ——— o W e — ,
of that system beginning to be clear. The Arco and Hunt buildings s %{f_““g fé%x ai e
illustrate what is technically possible on any site throughout el =leZ

Downtown. They cast enormous shadows, create wind tunnels, have poor
parking arrangements and do not include ground-floor retail activity.
If that pattern were repeated again and again, and there is no reason
to expect that it will not be, the consequenes for congestion,
daylight, and amenity would be profound. Concern over those con-
sequences can be addressed within the basic structure of the current
zoning system, and without unreasonable limitations on development or
property value.
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o There are five departures from the present system worthy of con-
sideration. Because regulatory bulk limits are so generous, the den-
sity of development is controlled by the market, not the zoning, as

o intended. Suggestion: tighten intensity controls to levels which are

reasonable with respect to access, daylight, and other key
considerations. .

The present system rigidly controls the form or shape of new
buildings: the towers are not look-alikes by accident. Suggestion:
better define the purpose of building form control, then be more per-—
missive in allowing designers to work within those purposes.

,,,,,,,,

The present system is gentle in its access rules: bonuses but not
requirements for parking, and no contribution required for any other
circulation element. Suggestion: require or induce new development
to make substantial contribution to methods that improve the accessi-
bility of the CBD, bt offer an array of ways of doing that, empha-
sizing alternatives to single-passenger autos.

Wil R

The present system gives cheap bonuses: the value of the added bonus
space vastly exceeds the cost or public value of the amenity which
earns it. Suggestion: tune the bonuses to what the city really
wants, and provide for a reasonable cost/bonus relationship.




The present system is never place-specific: it operates by homoge-
neous districts. Suggestion: follow the Anchorage CBD Comprehensive
Development Plan proposal for certain rules applicable only at
selected locations.

That Draft Comprehensive Development Plan has been a useful source for
this work. While there are important differences in emphasis and
style between that Draft Plan and this effort, all of these proposals
appear to be consistent with that Plan.

ACCESS: TRANSPORTATION TO AND WITHIN THE CBD

Downtown's qualities are powerfully shaped by transportation. The
standard grid of 300 foot square blocks surrounded by 60 foot wide TABLE V.5. gsg&g‘g'_NgN‘?r?‘é‘éND/SUPPLY
street rights-of-way and cut by a 20 foot wide alley allocates more ce

than one third of each block's land area to circulation (45,600 square

feet out of 129,600 square feet). Added to that are the voracious 16,000 4 §94‘
spatial demands of parking. It is a Downtown being built around the éﬁoo
automobile. 14,000 - @§3’

e
Because auto movement and single-purpose trips are dominant on down- 12,000 4
town streets, there is little motivation for individual properties to
make efforts towards serving pedestrians or attracting their business. 10,000 . TOELS‘L',"’}_Y_
Stores with blank ground—level facades on major streets are both symp-— on's :
tom and cause of the pedestrian's dilemma. Unlike most cities, 8,000 §~ T fgwstfﬂ?kl’

3

however, Anchorage still has a chance to join transport and building

is debating a categorical prohibition on Downtown surface parking.
Businesses 1in new development can be rewarded for helping mitigate
traffic by managing car pools, van pools, subsidized bus passes,
charges for employee parking (all required in Boulder, CO), store
discounts to bus passholders (done at Quincy Market in Boston), or
other devices. Based on experience in other cities, as much as a 30%
reduction in auto trips can be achieved. That, in turn, can help make
better public transport service feasible, potentially attracting yet
more ridership. A 30% reduction in auto trips probably means more

“
ut
Q
in a more supportive relationship, since so much of Anchorage's future é 6,000
Downtown is yet to be built. 2
E 4,000 .
The key is to make development work for a better Downtown rather than =
against it. Parking can be restricted, not required: San Francisco 2 2,000 |
‘ g
2
z
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than a 30% increase in pedestrians, giving property owners good reason
to orient their premises to serve them.

These Downtown initiatives need to be carefully balanced with regula-
tory steps in the "outside” business zones in order to maintain the
delicate relationships among the Municipality's business areas. Such
balancing is in the "outside"” proposals in Section IV.

Computer analysis shows that under the current zoning system, each
square foot of site area may easily result in 15 square feet of floor
area (a "floor area ratio” of 15), quite possibly more. That is
nearly double the Hunt Building's ratio of eight square feet of floor
area per foot of site area, the highest in Anchorage to date. A typi-
cal 20,000 square foot site (a quarter of a 300' x 300' block) could
therefore generate a staggering 4,000 daily person trips. Without
significant alternatives to solo-driving, these trips would normally
demand well over 1,000 parking spaces. Being positive, high densities
support central area retailing, and make efficient transport possible,
both public transit such as the People Mover and private efforts such
as car pools and van pools. A number of system refinements can
address the access concerns which high density raises.

V-3
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él. Establish a Floor Area Ratio Limitation

The present =zoning system allows a basic floor area ratio (FAR) of
about 8 with no bonus points, and 15 or more with bonus points and
design ingenuity. For comparison, mid-town Manhattan (whose =zoning
system is clearly the antecedent to Anchorage's) allows up to FAR 22
under extraordinary circumstances, but more generally allows FAR 8 to
10. Trip density varies with floor area density. To plan for
transportation and other services those densities have to be predic-
table. The zoning should directly control them by adopting floor area
ratio limits, as is near—universal in similarly sized cities (even
Houston, which for years rejected the idea of any =zoning, is now con-
sidering such limits).

The actual numbers to be used should be based on research into street
capacity and the actual FAR of existing structures. A two-tier system
might be adopted, with one set of 1limits for "by right" approval, a
higher set for those who obtain conditional use approval following a
hearing and review by the Planning and Zoning Commission. For
example, limits might look like this.

Maximum Floor Area Ratio (FAR)
(Numbers are illustrative only)

Use by right Conditional Use
Without Bonus With Bonus Upon
District Points Points Plan Review
B2A -5 7.5 10
2B 3 4,5 6
B2C 4 6.0 8

For comparison, the FAR for the Hunt Building is 8, for the ARCO

complex is 7.5, the Municipal Hill Building 1is 4.8, and the Captain
Cook is 2.6. (The Captain Cook owes its low FAR to a large site which
is only partly covered by towers.)

Note, however, that while a floor area ratio limitation is an effec—

tive density control, it is wholly neutral regarding building shape.
To control building shape for daylight or other purposes, a shape
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control is needed in addition to the FAR limit. At present, a com—
bination of shape controls (called "bulk controls”) and the building
height limits to prevent interference with Merrill Field flight pat-
terns (imposed by the Federal Aviation Administration) are relied upon
to indirectly control bulk. They do so, but not in a clear way, and
with an unrealistic upper limit.

A2, Require Access Assistance

[

In most Anchorage zoning districts outside the CBD, private developers
are required to contribute a major element of the access system, the
off-street parking. Similar requirements for downtown buildings would
interrupt desired pedestrian continuity, so would be a mistake.
Private involvement in Downtown access could take alternative forms,
such as cash contribution to a Municipal off-street parking fund,
capital coutribution for transit facilities, or where it seemed appro-
pirate (e.g., for hotels), providing on-site or nearby off-site pri-
vate parking. These provisions would help assure that access improves
as demand for it mounts, would reduce the disparity in requirements
between Downtown and elsewhere, and would prevent the developers of
new structures from placing onto other taxpayers at least part of the
burdens of supporting parking and other access facilities.

A3. Bonus for Trip Management

Off-street parking now earns a bonus in B2B and B2C. That could be
replaced with a trip management bonus in these districts as well as
B2A. Those efforts might include company-operated van pool or ride-
sharing systems, staggered work hours, or subsidy for employee bus
passes. Compliance would be measured by percent reduction auto trips
below the district "norm.” Non-compliance at a later date couldn't
require dismantling parts of the building, but could require cash
contribution to a transit operating fund as offsetting compensation.

A4. Adequate Sidewalk Capacity as Bonus Prerequisite

In many places Downtown sidewalks are grossly inadequate to accom-—
modate the level of pedestrian activity which buildings ten or more
stories high can (and we hope will) generate. Pedestrian demand can
be predicted and sidewalk capacity can be measured: a satisfactory
relationship would be a prerequisite to gaining bonus floor area,
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requiring in some cases that the developer provide on-site pedestrian
space as a condition of being eligible for floor space bonuses above
the base level.

A5. Bonus for Curb Cut Limitations

Curb cuts interrupt pedestrian continuity and, to some degree, reduce
street capacity. A bonus could be granted for developments which have
no curb cuts on selected streets, for example all the "avenues",
enhancing their pedestrian and vehicular capacities.

A6. Bonus for Transit Amenities

Providing bus shelters or turn—-outs or other transit-related amenities
could earn a bonus.

DAYLIGHT

People in Anchorage are understandably concerned about daylight and
the effect of buildings in blocking it. Given the angle of the sun,
even a low building shades a sixty-foot street from direct sunlight as
fully as does a tall building. The critical question, however, is not
only direct sun but brightness from the sky. Street brightness
depends on how much of the sphere of the sky is blocked from the
street, and on how bright the surrounding building surfaces are.
Building shape is secondary.

The present system aims to protect daylight by limiting tower dimen—
sions to 130 feet on a side, 150-180 feet on the diagonal. It
apparently reflects a commpromise between daylight protection and two
other aesthetic objectives: desired street enclosure, indicated by
allowing a three-story 1007 lot coverage, and a preference for slab-
sided towers rather than "wedding-cakes", indicated by the lack of any
height vs. setback rule. A more conventional "wedding-—cake" system
would provide significantly better daylight protection: a tower or
set of towers covering 857 of lot area is eaily possible under the
present system, and the FAA flight rules are the only limitation on
height. The daylight consequences of legally permissible development
could be devastating.

1v-6
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Dl. Establish a Floor Area Ratio Limitation

The daylight—blocking effect of development chiefly depends on how
much building volume is placed on a lot, and only secondarily on its
configuration. Manhattan has consistently had the most sophisticated
daylight—-protection rules in the nation, but its streets are canyons
anyhow because of the sheer bulk of building.

D2. Adopt a Direct Daylight Protection Rule

The present bulk control system not only fails to protect daylight, it
strait—jackets design. 1t virtually dictates tower shape (including
the chopped-off corners of the Hunt Building, Peterson Tower and
others). A downtown filled with look-alike cousins of recent towers
would be boring, as well as dark.

More direct control over skylight protection is possible using systems
which allow greater design flexibility. The "price"” is administrative
complexity. Alternative system should be explored, and one of thenm
selected and substituted for the present tower control rules.

The Draft CBD Comprehensive Development Plan proposes terraced set-
backs on the south side of streets and reciprocal easements on the
north side. Such measures should be given consideration in the design
of the daylight protection system. Daylight protection is a second
reason, together with access, for suggesting that the ratio of floor
to lot area be limited.

LIVABILITY

Development could add to rather than detract from Downtown amenities,
using the creative energies of the development process to make
Downtown a better place. Some of that could involve inducements, some
of it requirements.

Ll. Require Street-level Continuity

On selected major pedestrian frontages, buildings or other amenities
should extend the full width of each property, uninterrupted by
parking lots or other empty spaces. Development then would fill, not
create, gaps.
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L2. Require Parking Lot Screening

All parking should either be enclosed within structures or screened
from pedestrians by plantings, fences, berms, or other devices.

L3. Bonus for Landscaping

Provision of landscaped buffer space between pedestrians aud the
street, or planting areas at the building's base, or similar amenities
beyond those required for screening parking should earn bonuses, just
as trees now do.

Lﬁ, Bonus for Historic Preservation

Development frequently threatens historic structures or environs. It
could and sometimes does contribute to their preservation by relo-
cating them to secure sites, by incorporating elements of them into
the development (e.g., facade preservation in front of a new infill
structure), or by contribution to a historic preservation fund. Such
actions could be encouraged by bonuses. On the other hand, direct or
even indirect damage to identified historic assets could result in
penalty points to be deducted from those used to gain extra floor
area.

This bonus category involves complex judgment, so should only be
counted (either as bonus or as penalty) in cases involving a con-
ditional use permit from the Planning and Zoning Commission.

L5. Require a Share of Bonus Points for Pedestrian Amenities

At present, the entire bonus floor area which can fit onto a site can
easily be earned without providing any pedestrian amenities. The
system could be altered to require that at least a certain percentage
of total points come from such categories as trees and sidewalk cano-
pies.

L6. Encourage Plazas and Setbacks at Special Places

The Draft CBD Comprehensive Plan suggests a number of circumstances
where there is a special public interest in plazas or setbacks, such
as where view corridors open to district vistas, and on corners where
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catching the sun is feasible. Private provision for those amenities

- can be encouraged by, for example, doubling the usual rate at which

plazas earn bonus points at these locations.

PREDICTABILITY

Everyone benefits from greater predictability of what will be allowed:
developers, neighbors, and the Municipality. A number of steps can
serve that objective.

Pl. Increase Automatically Allowed Height or Area

An increase in the "base height"” allowed without bonues or conditional
use approval would have several effects. First, fewer developments
would be obliged to seek bonus points and the uncertainty which that
entails. Second, the amount of bonus floor area granted in return for
amenities could be reduced without reducing the amount of allowable
floor area, making the cost of the amenities and the profitability of
the floor area more nearly commensurate.

In shifting to an FAR system, height limits will cease to be used as
primary bulk limits, and serving this objective would be accomplished
through design of those FAR controls.

P2, Expand on Required Features

Under present codes, new development may or may not widen sidewalks,
provide parking, or provide continuous development along the street.
The changes suggested above would make certain that those things would
be done in all major development.

P3. Require Conditional Use Permits in Major Cases

Abuse of the bonus system is presently entirely possible: an appli-
cant meeting the letter but not the intent of the system could produce
a monstrous building. Greater predictability of outcome can be gained
by requiring conditional use permits for the largest buildings or the
greatest increases over base floor areas. A simple cultural exhibit
or meeting hall requires a conditional use permit in the B2A district,
but a 25~story million square foot office complex does not!
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ZONING TEXT CHANGES

The following draft ordinance is intended to illustrate the kind of
change which would implement the above suggestions, using the B2A
district as an example. These are only intended as illustration, not
recommended text. In addition to these changes at 21.40.150 of the
Municipal Code, items such as parking area design would be included at
21.45, Supplementary District Regulations.

ORDINANCE AMENDMENT
Amend 21.40.150 B-2A - Central Business District Core
1. Revise "G. Base height of structures” so that it reads as follows:

"G. Height of structures. No limit except that structures shall
not interfere with Federal Aviation Administration Regulations on
airport approaches.”

2. Revise "H. Bulk regulations and maximum lot coverage” so that it
reads as follows:

"H. Bulk regulations. Buildings shall not exceed the following
ratios of floor area at or above grade to lot area (FAR):

Base Floor area ratio: 5% lot area
Allowable with bonuses: 7.5x% lot area

Allowable with bonuses
on conditional use permit: 10x lot area

Increases in floor area above the base floor area ratio shall be
allowed through a system of "bonus points” accumulated by providing
and incorporating certain design amenities into the specific site
development plan approved by the Planning Department or, if involving
a conditional use permit, by the Planning and Zoning Commission. All
new development must accumulate a minimum of one bonus point per eac
1,000 square feet of site to be approved. Beyond that, each bgaus#
point would permit an additional 250 square feet of floor space. No
more than one bonus point per each 200 square feet of site can be
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accuniulated for any single amenity option unless otherwise
indicated in this section, and at least 25% of all bonus
points must be for pedestrian amenities. Bonus points can be
obtained by combining any of the following options:

Feature Option

PRIORITY USES
ground level retailing
commercial theater

apartment housing, etc.

hotels

PEDESTRIAN AMENITIES
street trees

seating units

covered arcade

Iv-13

Bonus Points

1 pt. per 100 sq. ft.
1 pt. per 200 sq. ft.

4 pts. per 400 sq. ft.
of housing

2 pts. per 400 sq. ft.
of area devoted to
hotel rooms.,

1 pt. per tree

1 pt. per 2 units
(maximum accumulation
of 6 pts)

1 pt. per 60 sq. ft.
(w/heating)

1 pt. per 70 sq. ft.
(w/o heating)



Feature Option

open air plaza, land~
scaped parks or
preservation of natural
areas

climate~controlled public
plaza or court (galleria)

*pedestrian area landscaping

TRANSPORTATION FEATURES

bike racks

trip management

. actions

*bus shelter, pull-out,
other transit amenity

curb cut control on
designated streets

Bonus Points

1 pt. per 40 sq. ft.
(at designated view
corridors or corner
plazas)

1 pt. per 80 sq. ft.
(at other locations)

1 pt. per 40 sq. ft.

1 pt. per 20 sq. ft.

1 pt. per 5 storage
units (maximum
accumulation of 4 pts.)
(see formula 1)

Up to 1 pt. per 200

sq. ft. site area

(see formula 2)

*Allowable only on Conditional Use Permit
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Feature Option Bonus Points

OTHER PUBLIC AMENITIES

public restrooms at 1 pt. per 70 sq. ft.
ground level

public “developed”, 1 pt. per 120 sq. ft.
“recreation” area on the
roof or public viewing deck

*historic preservation Up to 1 pt. per 200
actions sq.ft. site area

* Allowable only on Conditional Use Permit

Amenities for which bonus points have been granted must be
maintained after coustruction of a project, provided, however,
that amenities can be eliminated and others substituted on a
point-for-point basis and provided further that amenities for
which points have been granted can be eliminated entirely upon
approval by the Planning Commission."

FORMULAS
1. Trip management points =

site area (sq. ft.) X (1 - reduction factor¥)
200 0.30

Reduction factor =

est. peak hour vehicle trips with management
est. peak hour vehicle trips without management

* not to exceed 0.7
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2. Curb cut control points:
a) frontage on, but no curb cut on, designated street:
points = 1/5 x street frontage (lin. ft.)
b) curb cut on designated street:
pts. = 1/5 x (separation in ft. from other cuts - 150)

3. Delete J Bonus point/option incentives and substitue the
following:

(Daylight Controls: to be developed).
4. Delete L. Parking and substitute the following:

"L. Access Requirements. Off-street parking as required at
Section 21.45,080 shall be provided, or in lieu thereof,
payment shall be made to the Municipal Off-Street Parking and
Transit Facilities Fund in an amount equal to the number of
spaces required but not provided times 60% of the estimated
current cost per space of constructing a multi-level parking
structure in Anchorage.

No structure shall exceed the base floor area ratio unless the
Planning Department determines based on analysis submitted by
the applicant that pedestrian level of service D will be
maintained at the daily peak hour on all sidewalks abutting
the premises, using methods outlined in Transportation Re-
search Circular Number 212, January, 1980, and reflecting any
facility changes proposed by the applicant at his expense."

AKZONING/ANCHORAGE 1.1
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BUSINESS ZONING OUTSIDE THE CBD

Anchorage needs to promptly implement a good development management
system for areas outside the CBD. At the present pace of growth, the
future pattern 1is rapidly being locked into place, and it doesn't
serve the city well. A "good” system should provide flexibility for
property owners and designers, protection for established development,
especially residential, and predictability for the Municipality so
that it can plan services and other land uses. The present system
achieves none of these objectives. Property owners are hamstrung by
pages of detailed specifications. Despite those detailed regulations,
development often has destructive impacts on surrounding areas. There
is no predictability at all, since the most critical building
variables such as gross floor area are uncontrolled. The Zoning
Ordinance rigidly controls minutae while the fundamentals go
unmanaged.

Overhaul of those regulations is long overdue. Revision was antici-
pated a decade ago as a companion to adoption of the relatively
sophisticated CBD controls. The Task Force has repeatedly affirmed
the importance of proceeding now with the overdue reform. Four propo-
sals for change are included here. Although they are drafted as ordi-
nance amendments, they are for illustration purposes only.

1. Rewriting of the B-3 Strip Commercial regulations. Other non-
residential districts also deserve rewriting, but this serves
as a critical {illustration. Most importantly, eighty over—
specified use categories are collapsed into five, and a “bonus
point” bulk control system is added, patterned on the CBD
system.

2, Amendment to Parking Regulations. The dominant land use in
outlying business areas is parking. A series of refinements
is proposed aimed at rationalizing parking development and
minimizing its impacts. An incentive for trip reduction
efforts is provided. '

Iv -17




3.

4.

Creation of an Impact Management section. This establishes
standards designed to protect private and public interests

against damaging overspills, and to create a humane pedestrian
environment.

Creation of Performance Controlled Planned Unit Development.
This affords greater development flexibility in all =zones in
return for assurance of consistency with proposals and dimi-
nished residential impacts. For locations planned but not
zoned for business use, this provides a flexible alternative
to rezoning.

Iv-18
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I.

REPLACE 21.40.180 WITH THE FOLLOWING

21.40.180 B-3 - General and Strip Commercial Business District.

The following statement of intent and use regulations shall apply
in the B-3 district:

A.

The B-3 district includes those areas which are heavily exposed
to autowobile traffic and which have been developed with
general commercial uses. The district is intended specifically
for those areas surrounding major arterial intersections where
personal services, convenience goods, and auto-related service
facilities are desirable and appropriate land uses. The
extension of the B-3 district commercial uses along arterials
in a "strip" fashion is to be discouraged.

Permitted principal uses and structures.

1. VWholesale and retail uses, except those allowed as
Conditional Uses under D and those prohibited under E.

2. Other uses:

a. multiple-fawmily and high-rise apartuwent;

b. private clubs and lodges;

¢c. public pafks and buildings;’

d. vocational or trade schools.
Permitted accessory uses and structures. Uses and structures
customarily accessory and clearly incidental to permitted prin-
cipal uses and structures.
Conditional Uses. Subject to the requirements of the Condi-

tional Use standards and procedures of this title, the fol~-
lowing uses may be permitted:

Iv-20
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Utility substations;

Heliports;

Marquees, overpasses and similar substantial projections
into public airspace, together with any signs to be mounted
thereon;

Planned unit developments;

Drive-in movie theaters;

Camper parks;

Churches and synagogues, along with the customary accessory
uses, including parsonages, day nurseries, kindergartens
and meeting rooms;

Quasi institutional house;

Uses involving the retail sale, dispensing or service of
alchoholic beverages.

Prohibited uses and structures:

1‘

Yards for storage or display of any scrap, junk, salvaged
or secondhand materials or for any scrap or salvage opera-
tions;

Storage or use of mobile homes;

Any use failing to earn at least one bonus point per 1,000
sq.ft. of site area under paragraph H. Bulk regulations;

Any use failing to meet the impact management standards of
Supplementary District Regulations Section 21.45.180.

Iv-21
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F.

Minimum lot requirements:

Lot Area Lot width
Use (sq.ft.) (ft.)
3-through 6-family dwelling 6,000 50
7-through 10-family dwelling 8,500 75

plus 750 sq.
ft. for each
dwelling
unit in ex-
cess of 7.

Apartment buildings for 11 or more families may only be

constructed on sites having a minimum area of 14,000 square
feet and winimum frontage of 100 feet on a Class 1 or
greater street.
All other uses:

width: 50 feet

area: 6,000 square feet

Minimum yard requirements:

1.

2.

Front yard: none, except as provided in the supplementary
district regulations;

Side yard: ten feet, where the lot adjoins a residential
district boundary: otherwise none, provided however, that
if any side yard is provided, it shall be not less than ten
feet, the purpose being that adjoining commercial buildings
shall either directly abut or shall waintain a minimum of
ten feet between such buildings;

Rear yard: none.

Iv-22
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H. Bulk Regulations.

For purposes of bulk regulation activities shall be
categorized as follows:

High intensity trip generators (over 100 trips per 1,000 sq.
ft. gross floor area per day): restaurants, drive-in
banks, gasoline service stations.

Low intensity trip generators (under 20 trips per 1,000 sq.
ft. gross floor area per day): dwellings, office except
medical, hotels and motels (exclusive of restaurant
facilities), manufacturing, wholesaling, and any other
activity satisfactorily documented by the applicant to
assuredly produce fever than 20 trips per 1,000 sq. ft.
gross floor area per day over the life of the facility.

Medium intensity trip generators (between 20 and 100 trips per
day): all others.

Buildings shall not exceed the following ratios of floor area to
lot area (“floor area ratio”, or “FAR"), excluding from the floor
area total any area below grade or devoted to parking:

Trip Generator Intensity

High Medium Low
Base floor area ratio 0.1 0.2 1
Allowable with bonuses 0.2 0.4 2
Allowable with bonuses
on conditional use permit 0.4 0.8 4
Floor area (sq. ft.)
increase per point 40 80 200
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Increases in fl