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This addendum to the June 5, 2006 Land 
Use Plan Map Issue-Response Summary 
responds to additional concerns received 
by the Planning Department regarding 
Issues 1, 2 and 51; provides additional 
information for Issue 40 along with a list of 
“big-picture” issues for the Land Use Plan 
Map; and follows through with more 
specific recommendations responding to 
Issues 30, 31, 32, 33, 35 and 42 as indicated 
in the June 5 Issue-Response Summary. 

Addendum to Issues 1 and 2:   
Residential Density South of Downtown. 
Issue:  Additional public hearing testimony 
by C. Richardson was received on June 12 
regarding residential density in issue areas 1 
and 2.  

First, the additional testimony stated that 
Park Place apartments should not be used 
as an example of City Center Intensity 
Residential or future RM-4 zone 
development.  It was developed under 
existing R-3 zoning, which approximates to 
the proposed RM-3 zone or Medium 
Intensity Residential designation.  

The additional testimony also stated that 
before the Land Use Plan Map designations 
are established, the community should 
have access to documentation that the 
draft RM-4 zone regulations are being 
revised to ensure compatible site and 
building design, lower building heights, solar 
access and other concerns.  

Response:  Park Place Apartments has a 
net (site) density of 43 housing units per 
acre (100 units on a 4.3 acre site).  Most R-3 
and R-4 zone development in the Bowl has 
developed at less than 30 housing units per 
acre.  Its structured parking exemplifies a 
“best practice” in high-density design.  A 
net density of 43 housing units per acre 
approximates to the Residential City Center 
Intensity designation.   

However, the Park Place example does 
highlight an overlap in density between the 
medium and high density implementation 
zones.  The existing R-3 zone and proposed 
RM-3 replacement zone allow site densities 
higher than the generalized 35 housing unit 
per gross acre maximum of Medium 
Intensity Residential.  In response, the 
Department recommends adding the RM-3 
to the list of possible implementation zones 
for City Center Intensity Residential on page 
4 of the Land Use Plan Map narrative. 

The community will have opportunity to 
review and comment on the next draft 
version of RM-4 and other implementation 
zones prior to the final review and adoption 
stage of the Land Use Plan Map.  The 
purpose of concept approval of the Land 
Use Plan Map by the PZC and Assembly is 
to approve the overall approach of the 
draft Land Use Plan Map, and leave the 
community and decision making bodies 
with another review and revision 
opportunity once the Title 21 Rewrite is 
available in a more final form.     

Addendum to Issues 30 and 31:  Municipal 
Land East of AWWU Sewage Treatment Plant 
/ Coastal Trail and Municipal Land West of 
the Airport 
The Department recommends the following 
additional narrative for the Land Use Plan 
Map to clarify that the curvilinear boundary 
depicted between the Park and Natural 
Resource and Special Study Area in Issue 
areas 30 and 31 is only conceptual:   

[new second paragraph of Special Study 
Area definition on page 12] The boundaries of 
several Special Study Areas are generalized 
and conceptual in nature.  For example, the 
exact size and locations of future open 
spaces or airport facility areas on lands 
currently owned by the Municipality west of 
the international airport should be established 
through area-specific planning processes. 
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Addendum to Issue 32:  Industrial Uses in 
Major Transportation Facilities 
The Department recommends that the 
Major Transportation Facility description on 
page 11 of the Land Use Plan Map 
narrative should accommodate leasehold 
industrial/commercial uses, as follows: 

The Major Transportation Facility designation is 
primarily implemented by the AD, M, RUC, I-1, 
I-2, IC and PLI zones.  Other non-transportation 
related zoning districts may be applied to 
Railroad-owned areas of the Government Hill 
neighborhood that are predominantly 
residential, commercial or community 
institutional use areas.  Commercial and 
industrial activities such as offices or 
warehouses on leased lots can be 
accommodated within Major Transportation 
Facility designated areas.

Addendum to Issue 33:   
Special Study Areas on Airport Land 
The Department recommends a new 
paragraph be added to the end of the 
Land Use Plan Map narrative definition for 
Special Study Area: 

[New last paragraph in the Special Study Area 
definition on page 12 of the Land Use Plan 
Map narrative]  Lastly, the Special Study Area 
line pattern is also applied to a federally-
owned site south of Raspberry Road and east 
of Kincaid Park and to northern Connors Bog 
east of Jewel Lake Road because future 
ownership of these areas has not been 
confirmed.  The international airport has 
indicated it is acquiring the lands south of 
Raspberry; the Municipality and airport are in 
discussions regarding future ownership of the 
Connors Bog area.  The designations for these 
areas can be changed once future 
ownership is established.

Addendum to Issue 35:   
Relationship to Neighborhood Plans 
The Department acknowledges a need for 
stronger parameters for neighborhood plan 
consistency and recommends the following 
draft revised language to address the issue: 

[New Fourth Paragraph in the Neighborhood 
Plans section on page 1 of the Land Use Plan 
Map narrative]  Neighborhoods Plans are 
intended to help implement the 
Comprehensive Plan.  While the outcome of 
individual neighborhood plans may refine the 
overall Land Use Plan Map, changes to land 
designations that affect expected use types 
and densities should remain within the 
parameters of general conformance with the 
Anchorage Bowl Land Use Plan Map.  This 
ensures that the area-specific plans 
cumulatively achieve the overall Bowl-wide 
policy for the distribution of future growth.  The 
outcome of an area-specific plan should 
avoid substantial net loss of planned 
residential housing capacity, employment 
capacity or institutional / public use reserves, 
which might force other areas of the 
community to accommodate a greater share 
of anticipated growth.  Substantial increases 
in residential density or commercial mixed-use 
centers should be evaluated against 
Comprehensive Plan policies for land use, 
transportation and the allocation of future 
growth, as well as the locational criteria for 
Land Use Plan Map use designations.    

Addendum to Issue 40:  Highlight Important 
Changes from Today’s Zoning / 
Development Patterns 
An updated map of Recommended 
Changes in Land Use or Density 
accompanies this addendum. 

As requested by the Planning & Zoning 
Commission, following is a list of the most 
significant “big picture” issues or major 
changes from current land use patterns: 

A.  Differentiate existing commercial areas 
into commercial / mixed-use centers that 
vary in scale and function.  Limit intensity of 
future commercial growth elsewhere.  
Differentiate major institutional employment 
/ activity centers such as the U Med District 
from neighborhood schools. 

B.  Reserve some industrial areas for 
industrial uses and discourage non-industrial 
retail uses in these areas.  
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C.  Classify transit corridors with the 
Commercial Corridor designation and 
identify their location in area-specific plans.  

D.  The Northwest Subarea of the Bowl does 
not have enough housing capacity as 
currently zoned to achieve Anchorage 
2020 policies for housing and mixed-use 
redevelopment near Downtown and 
Midtown.  Therefore, increase residential 
density, encourage residential mixed-use 
and preserve existing multifamily zoned 
lands near Downtown and Midtown, 
particularly in Anchorage 2020 policy areas.        

E.  Increase or at least maintain residential 
zoning densities in areas near Anchorage 
2020 town centers and transit-supportive 
development corridors. 

F.  Limit the geographic extent of increases 
in residential density to areas positioned for 
redevelopment within the policy areas in 
paragraphs C and D above.  Calibrate the 
Land Use Plan Map to accommodate the 
forecasted moderate population growth 
rate.  Use similar residential land use 
classifications as provided in the 1982 
Generalized Residential Intensity Plan.  
Maintain existing zoned densities in most 
low density neighborhoods.   

G.  Because the Northeast Subarea as 
currently zoned would exceed its growth 
allocation, reduce density in certain areas 
of Northeast that are distant from town 
centers or transit-supportive development 
corridors.  See June 5 Issue-Response 16. 

H.  Cross-reference Land Use Plan Map 
categories to implementation zones in 
order to provide guidance for land use 
decisions and implementation of new 
zoning districts. 

I.  Design the Land Use Plan Map to be 
updated and amended as the community 
continues to grow and change.  For 
example, proposed Land Use Plan Map 
amendments may be reviewed 
concurrently with other development 

proposals.  If a proposed rezoning is 
demonstrated to have community-wide 
benefits and responds to new issues, needs 
or opportunities not addressed in the 
Comprehensive Plan, an amendment to 
the Land Use Plan Map may be 
appropriate.  Conflicts between a 
development or zoning proposal and the 
Land Use Plan Map should be resolved 
using the guidance of Comprehensive Plan 
policies.  A proposed amendment should 
be demonstrated to be consistent with the 
Comprehensive Plan, the overall Land Use 
Plan Map framework for locating future 
population and employment, and the 
community-wide allocation of sufficient 
lands to meet forecasted growth.  
Concurrent amendments with rezones 
allow the Land Use Plan Map to continue as 
a contemporary statement of community 
policy. 

J.  Design the overall Bowl Land Use Plan 
Map in relationship to other Comprehensive 
Plan elements such as the Parks Plan and 
LRTP, as well as to anticipated area-specific 
land use plans such as neighborhood plans 
and district plans.  Some area-specific land 
use policy issues should be left for the area-
specific plans.  Provide parameters for the 
degree to which an area-specific plan may 
deviate from the overall Land Use Plan. 

K.  Highlights of major specific changes: 
(i) New regional scale commercial / mixed-

use center NW of New Glenn / Muldoon 
interchange. 

(ii) Regional commercial / community activity 
center in Northway vicinity. 

(iii) Conversion of Gambell west of the 
envisioned Freeway-to-Freeway to high 
density residential mixed-use. 

(iv) New regional scale commercial / mixed-
use center near Minnesota Drive south of 
100th Avenue. 

(v) Extent of high density residential in 
Midtown in vicinity of Spenard and near 
Downtown south of 11th Avenue. 
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Addendum to Issue 42:   
The Department has developed draft 
narrative for the two possible new 
designations, as follows:  

Low Intensity Residential, Detached Houses 
Intent:  The Low Intensity Residential, Detached 
Houses designation provides for single-family detached 
residential neighborhoods.   
Description:  The predominant land use consists of 
conventional single-family detached houses on 
individual lots generally between 6,000 and 20,000 
square feet or more in size.  The intended density 
range is greater than 1 and up to 5 housing units 
per gross acre.  Detached houses, building scale, 
landscaped setbacks and low traffic volumes on 
local streets contribute to a low intensity living 
environment.  This designation is implemented by the 
RS-1 and RS-2 zones.   
Locational Criteria:  

• Areas with an established single-family 
detached development pattern; 

• Areas not severely impacted by land uses of 
incompatible scale or intensity;  

• Areas not subjected to high volumes of 
through-traffic;   

• Areas outside of designated redevelopment 
/ mixed-use areas, town centers and transit 
supportive development corridors;  

• Areas furthest from employment and 
services, where higher density development 
would impact traffic congestion [see Issue-
Response 44]; and  

• Areas formerly designated for higher 
density development that are distant from 
Commercial / Mixed-use Centers and transit 
development corridors and have developed 
with low housing densities. 

Low Intensity Residential, Attached and 
Detached 

Intent:  The Low Intensity Residential, Detached 
Houses designation provides for a variety of single-
family, single-family attached and two-family 
residential neighborhoods.   
Description:  This Low Intensity Residential 
designation provides for more efficient use of 
residential land and affordable housing 

opportunities.  Predominant land uses consist of 
conventional single-family detached houses, more 
compact forms of single-family such as small-lot 
homes and attached single-family housing, and 
two-family (duplex) units.  The intended density 
range is greater than 5 and up to 8 housing units 
per gross acre.  Building scale, landscaped setbacks 
and low traffic volumes on local streets contribute 
to a low intensity living environment.  This 
designation is implemented by the RT zone.   

Locational Criteria:  
• Areas with existing single-family attached 

and two-family development; 
• Areas not severely impacted by land uses 

of incompatible scale or intensity;  
• Areas not subjected to high volumes of 

through-traffic;   
• Areas outside of designated redevelopment 

/ mixed-use areas, town centers and transit 
supportive development corridors; and 

• Areas formerly designated for higher 
density development that are distant from 
Commercial / Mixed-use Centers and transit 
development corridors and have developed 
with low housing densities. 

Addendum to Issue 51:   
Special Study Areas on Designated Parks  
Additional concerns have been raised 
regarding the second paragraph of the 
Special Study Area definition on page 12.  
In response, the following changes are 
recommended: 

• Section 36 should no longer be 
designated as a Special Study Area.   

• The Special Study Area definition should 
be changed as follows: 

[2nd paragraph]  This designation also includes 
municipal lands that have been designated 
by the Potter Valley Land Use Analysis for 
future park use, for which disposal of a portion 
of the property may be warranted to provide 
funding for development of park facilities, 
pursuant to the appropriate plan amendment 
procedure incorporating public comment.   
These lands include portions of HLB parcels 2-
134, 2-135, 2-136, 2-140 and 2-144.   
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Appendix:  Overview of Recommended Changes to the Definition of Special 
Study Area, in Response to Issues 30, 31, 33, 501 and 51: 

 
Special Study Area 
There are several public land parcels for which a 
specific use has yet to be identified.   These areas 
are subject to a site-specific land use study 
before use designation or development.  The 
Land Use Plan Map depicts these areas as Special 
Study Areas using a diagonal line pattern over a 
white background. 
The boundaries of several Special Study Areas are 
generalized and conceptual in nature.  For 
example, the exact size and locations of future 
open spaces or airport facility areas on lands 
currently owned by the Municipality west of the 
international airport should be established 
through area-specific planning processes.
This designation also includes municipal lands 
that have been designated by the Potter Valley 
Land Use Analysis for future park use, for which 
disposal of a portion of the property may be 
warranted to provide funding for development 
of park facilities, pursuant to the appropriate 
plan amendment procedure incorporating 
public comment.   These lands include portions 
of HLB parcels 2-134, 2-135, 2-136, 2-140 and 2-
144.  Such areas have a diagonal black line 
pattern over a green background.

Lastly, the Special Study Area line pattern is also 
applied to a federally-owned site south of 
Raspberry Road and east of Kincaid Park and to 
northern Connors Bog east of Jewel Lake Road 
because future ownership and use of these areas 
has not been confirmed.  The international 
airport has indicated it is acquiring the lands 
south of Raspberry; the Municipality and airport 
are in discussions regarding future ownership of 
the Connors Bog area.  The designations for 
these areas can be changed once future 
ownership is established.  

 

                                                 
1 Issue 50 was addressed solely in the June 5, 2006 Issue-Response Summary. 
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