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Land Use Plan Map

From: Zafian, Holly K (DFG) <holly.zafian@alaska.gov>
Sent: Monday, October 17, 2016 4:51 PM
To: Land Use Plan Map
Cc: Seitz, Jody L; Meehan, Joe (DFG); Massie, Tammy M (DFG); Carter, Marla M (DFG); 

Marie, Megan E (DFG); Battle, David; Baumer, Jay A (DFG)
Subject: FW: news from Long Range Planning

Good afternoon, 

The Alaska Department of Fish and Game (ADF&G) has reviewed the Anchorage 2040 Land Use Plan Public Hearing 
draft.  ADF&G manages the Anchorage Coastal Wildlife Refuge (ACWR).  While much of the ACWR is located outside of 
the Anchorage Bowl Land Use Plan Boundary, development and activities along its border can affect the fish, wildlife, 
habitat, and user experiences within the refuge.  ADF&G supports the plan’s designation of Open Spaces along the 
ACWR boundary.  ADF&G continues to oppose Airport Expansion areas that would cross into the ACWR.   

Thank you for the opportunity to review and comment on this draft of the Anchorage 2040 Land Use Plan.  ADF&G 
would like to continue to be involved with the municipality’s land planning process.  Please feel free to contact me if you 
have any questions or if you’d like to discuss our comments.  

Holly Zafian 
Habitat Biologist 
Access Defense Program 
Alaska Department of Fish and Game 
333 Raspberry Road 
Anchorage, Alaska 99518 
Phone 907‐267‐2292 
Fax 907‐267‐2859 
Email holly.zafian@alaska.gov 
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Land Use Plan Map

From: Driver, Craig A (DNR) <craig.driver@alaska.gov>
Sent: Monday, October 17, 2016 4:56 PM
To: Land Use Plan Map
Subject: Alaska Mental Health Parcels - Northwest Corner of Northern Lights/Bragaw

The purpose of this email is to express concerns over the latest iteration of the 2040 LUP Map and the proposed 
designation of the lands referenced above which are owned by the Alaska Mental Health Trust Authority 
(“AMHTA”).  The lands surround the Whaley School and provide a significant footprint for future development adjacent 
and to the north of the UMed District.  The lands in this area are predominantly zoned PLI currently and have been used 
for programmatic or charitable purposes for decades.   

The exception to this general categorization of uses would be approximately 12 acres directly adjacent to the 
intersection with frontage on both Northern Lights and Bragaw.  This area is undeveloped and designated as Urban 
Residential‐High in the proposed 2040 LUP Map.   While we are interested in exploring the proposed use, it is likely that 
the market will dictate a wider mix of uses which may include the Urban Residential‐High proposed use, but could very 
likely require additional commercial uses to make development economically feasible. 

The area currently has physical constraints which include existing buildings, access challenges, overhead power lines 
traversing across critical areas of the site, several segments of the Chester Creek pathway system that may require 
relocation to allow for development of this type, and the as‐of‐yet unknown resolution to the potential construction of 
the Northern Extension roadway to the south of the intersection.  These issues combined with the overall size of the 
property lend it to a more horizontal, mixed‐use approach that could allow for compatible uses including the Urban 
Residential‐High use proposed in the 2040 LUP Map, but which could also include separate footprints of strictly 
commercial buildings.   

Certain adjacent AMHTA lands in this area also are shown as University or Medical Center in the proposed 2040 LUP 
Map.  The outcomes resolving some of the above mentioned development challenges could very well change the overall 
feasibility of a specific proposed use such as Urban Residential‐High or University or Medical Center, and the existing PLI 
zoning and existing buildings/leases require thoughtfulness to flexibility in how these lands are used and developed in 
the future.  We respectfully request the following: 

1. Flexibility in how the proposed zones are applied to existing structures and future uses of those structures given
the current PLI zoning;

2. Flexibility in how the proposed boundaries of these zones are applied to the AMHTA parcels; and
3. The option to develop compatible uses from any of these zones (Urban Residential‐High, University or Medical

Center, and PLI) within the footprint of the AMHTA owned parcels.

We are available to discuss more specific resolutions with respect to this submittal and thank you for your 
consideration.   

Best regards,   

Craig Driver 
Asset Manager 
The Trust Land Office 
2600 Cordova Street, Suite 100 
Anchorage, AK 99503 
Direct:  907‐269‐8735 
Main:  907‐269‐8658 
craig.driver@alaska.gov 
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Land Use Plan Map

From: Jongenelen, Aaron M (DOT) <aaron.jongenelen@alaska.gov>
Sent: Monday, October 17, 2016 4:45 PM
To: Davis, Tom G.; Land Use Plan Map
Cc: Thomas, Scott; Amundsen, James (DOT); Starzec, James A (DOT); Post, David E (DOT)
Subject: Municipality of Anchorage 2040 Land Use Plan Supplemental Comments from DOT&PF
Attachments: 2016-0124 October - Supplemental Comments.pdf

Tom,  

These comments are in addition to the ones already submitted by James Starzec. Please let me know if you have any 
questions.  

Thank you. 

Aaron Jongenelen 
AMATS Transportation Planner 
Alaska DOT&PF: Program Development, Anchorage Field Office  
(907) 269‐0515 

13 of 154



14 of 154



2040 Land Use Plan Supplemental Comments 

 

Page 3 – First bullet: Add “AMATS” (spell out as needed) before “Metropolitan Transportation Plan”.  

Page 3 – Second bullet: Recommend adding the Areawide Trails Plan. 

Page 3 – Graphic; This graphic is a little misleading as it shows the TIP directed by the Comp Plan and 

Land Use Plan when it is not. AMATS directs the TIP through its own process.  Also there is no mention 

of the STIP which plays an integral part in capital investments within the Municipality of Anchorage. 

While the Comp Plan and Land Use Plan do not direct the TIP and STIP, they do provide input and it 

should be recognized as such. Recommend the following be added: 

 Add AMATS to the TIP box and add an * saying “Adopted by AMATS.” 

 Add a STIP box and add an * saying “Adopted by the State of Alaska.” 

 Move both under the Capital Improvements box in their own box 

Page 12 – LUP 3.2 Does not talk about coordination with partner agencies. Recommend adding in a 

statement about coordinating with partner agencies on transportation related changes. Has there been 

discussion that coordination could be a goal of its own?  

Page 49 – First sentence; Instead of “Anchorage’s” it should state “AMATS” (spell out as needed), 

because the MTP is an MPO document which is separate from the Municipality of Anchorage.   

Page 49 – The word “illustrative” is used twice in the Major Streets section and it is recommended this 

word be changed to either, “shown” or outlined”. ‘Illustrative’ is too close to the word ‘illustrative’ (a 

funding term) used in the MTP and TIP for projects that are outside the timeframe of the program. The 

projects listed in this section (KAC, U-Med, and Seward Highway to Glenn Highway)  are within the 

timeframe of the currently adopted AMATS Interim 2035 MTP.  

Page 51 – Capital Improvements; The first sentence should have AMATS before the TIP. 

Page 51 – Capital Improvements; The first sentence talks about the TIP being a primary planning and 

budgeting process for the Municipality. This is incorrect. Remove the AMATS TIP from this sentence and 

start a new one. The TIP is a 4-year program outlining funding for transportation projects within the 

MPO boundary. The TIP is not a budgeting tool and is not what determines the costs of projects. 

Recommend working with AMATS/DOT&PF to determine the best way to talk about the TIP in this 

section.  

Page 51 – Capital Improvements; Sentence two needs to be changed as the TIP does not span a 6 year 

period.  It is a 4 year funding program.  

Page 51 – Capital Improvements; Sentence 3 should also include the fact that the Airport has its own 

capital improvement process as well.  

Page 51 Capital Improvements; The STIP should be called out directly in this section as it is another 

funding program that provides significant capital investments within the Municipality of Anchorage. 

Recommend working with DOT&PF Planning staff to outline a quick sentence or two.  
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Page 53 – Strategy 2; This strategy should include a statement about coordinating with partner agencies, 

especially DOT&PF. A number of the reinvestment areas directly impact facilities managed and owned 

by partnering agencies.  

Page 53 – Strategy 8; Any changes within the area can have a direct impact on systems managed by 

partner agencies. This strategy should include a statement about coordination with partner agencies.  

Page 58 – Table 3 has some confusing acronyms. Recommend the following changes: 

 Planning-AMATS = AMATS. 

 ADOT = ADOT&PF or DOT&PF. 

 Remove TSAIA and JBER from Airports definition. TSAIS already has its own acronym. 

 Railroad change to ARRC. 

 Add JBER acronym.  

Page 60 – Table 4: 

 Add AMATS to 2-2 

 Add AMATS to 2-3 

 Add AMATS to 5-1 

 Add AMATS to 5-2 or removed the TIP from the description. AMATS makes the decision for the 

criteria regarding the TIP, not the MOA.  

 Add Highway to 5-3 description. 

 Recommend adding a 5-3b that states – “Direct land development and reinvestment towards 

areas that can accommodate growth with minimal impacts to the efficiency and safety of the 

transportation system and other public infrastructure.”  

 Add Planning to 6-1. Planning plays a critical role in coordinate with agency partners. 

 Add Utilities to 6-1. Utilities has a very important role in transportation development. 

 Add Planning and ADOT&PF to 6-5.  

 Add ADOT&PF and AMATS to 8-6.  

 Add ADOT&PF, AMATS, PM&E, and Traffic to 8-8. Park designations have significant impacts to 

transportation development. This needs to be coordinated with the transportation partners.  

 Add ADOT&PF and AMATS to 9-1. 

 Add ADOT&PF, AMATS, and Traffic to 9-2.  

 Add Traffic to 9-3. 

 Add AMATS, ADOT&PF, and Traffic to 9-6. 
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Land Use Plan Map

From: Walter Wilcox <jr.wilcox@pbchemical.com>
Sent: Thursday, October 6, 2016 4:46 PM
To: Seitz, Jody L; Land Use Plan Map
Cc: Bruce Bustamante
Subject: Anchorage Chamber LUPM Comments

The Anchorage Chamber of Commerce would like to reiterate the concern we expressed in our last set of 
comments that the shortage of housing stock suitable for a professional/technical workforce is prohibiting our 
member businesses from growing.  Bold action is needed to facilitate more housing at reasonable pricing in the 
Anchorage Bowl. 

We applaud your efforts to finalize the long overdue adoption of this map in an expeditious manner. However, we 
believe this map will do little by itself to alter land use patterns in Anchorage if is not translated into actual 
zoning.  The small targeted rezonings contemplated in the report are not going to be enough by themselves.  We 
would urge you to reconsider the decision to not to do a much broader municipal-led rezone. 

For instance, the municipality might send a mailer to all property owners whose property would be eligible to 
change to a new zoning type in conformance with the new map.  The mailer would explain the new zoning on 
offer, and if the landowner agreed, the property would be automatically rezoned in conformance with the new 
map.  Perhaps the property owner would need to send a payment to cover the transaction fees so that the effort 
was not a net cost to the municipality.  The public notice for such a bulk rezone should be handled as a single 
process, instead of separately for each parcel. 

Also, we wanted to reiterate our view that it is important to preserve an industrial land base in Anchorage to 
provide for future development.  Several sections of the proposed plan make mention of allowing for rezones of 
industrial land for commercial purposes.  This is not bad thing in and of itself, but should be coupled with a ‘no-
net-loss’ policy for industrial land.  Under a ‘no-net-loss’ policy, other lands should be moved to industrial zoning 
to offset the loss.  Industrial lands should be consolidated in developable areas near other industrial lands, 
preferably in the areas near the port, railroad, and airport. PLI and T-zoned lands should be re-zoned as industrial 
lands where possible. 

Actions should include acquisition of additional land where possible, consolidation of small lots, and partnering 
with utilities to find ways to lower the up-front cost of development.   

Especially, the action list needs to include a review of the DCM to ensure it is not effectively used as a separate 
body of law.Internal policies and procedures determined to effectively be regulations should be consolidated into 
a public document that would reviewed and formally adopted by the Assembly.  Any future policies with the 
force of regulation should go through a similar public process before they could be enforced.   

Thank you, 

JR Wilcox 

Chairman 
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Anchorage Citizens Coalition 
PO Box 24-4265, Anchorage, Alaska 99524 

anchoragecitizenscoalition@gmail.com 
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Anchorage 2040 Land Use Plan 
Public Hearing Draft Comments 
November 1, 2016 
 
We regret to say that these comments were rushed, without a complete and thoughtful review 
of the entire document and without adequate discussion as to how the plan will affect our 
community over the long term.  The few days allotted to review this latest draft, and the few 
public meetings that were offered were plainly inadequate given this plan's importance to our 
city's future.   
 
Citizens have had to comment on this second draft without having received feedback on 
our first round of comments.  We are left to second guess staff's reasoning why some 
previous recommendations were accepted and some were not. 
 
While this truncated review meets the letter of Anchorage's public process standards, it does 
not meet its intent for meaningful public involvement.  Following last year's rushed approval 
of AO 2015-100, it  begins to appear that development interests are being given more 
value than the comments and concerns of citizens and homeowners.   
 
Informed and involved citizens understand that the city will change as it grows.  
Neighborhoods are willing to accept changes.  For example, Anchorage 2020 polling 17 
years ago demonstrated a clear preference for urbanizing the city's core and improving 
neighborhoods throughout the community over continuing past growth patterns and 
sprawled growth into Mat Su.  Now this plan is providing definition.  Staff has clearly 
invested much forethought to protecting Anchorage's quality of life while it grows more 
dense.  We agree that infill should be done well, and especially appreciate provisions that 
support Phasing of Growth and Investment, Reinvestment Focus Areas, Traditional 
Neighborhood Design and future decisions based on meaningful public process.   
 
At the same time, there are two areas that still need significant refinement: 

 transportation investments need to serve a broader array of community goals and 
shift a significant portion of investments from wide, fast roads to building transit and 
safe walking.   

 secondly, summarily changing existing zoning districts to add height and density, 
especially in the urban core, must not be allowed until there has been a meaningful 
public process that establishes reasonable infill standards. 

 
Transportation Investments 
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Anchorage Citizens Coalition 
PO Box 24-4265, Anchorage, Alaska 99524 

anchoragecitizenscoalition@gmail.com 
__________________________________________________________________________ 

2

While the Land Use Plan's single transportation goal speaks to safe, efficient, affordable 
transportation choices: 
 

"Anchorage coordinates transportation and land use to provide safe, efficient and 
affordable transportation choices,"  

 
the plan's language tends to assume that Anchorage will build additional roadway capacity 
to support infill and redevelopment, rather than shifting investments to significantly 
grow transit and walking, even in the urban core. 

 
For example: the first transportation action 6-1 states:   

"Coordinate with agency partners to develop a working list of additional local and 
collector street connections, intersection and access improvements, and pedestrian 
connections that are needed to support infill and redevelopment neighborhoods, centers 
and corridors targetted (sic) to experience growth and change, such as along Lake Otis 
and Tudor near the UMED District."  
 

Instead, the plan should include strategies that redirect auto travel into becoming one of 
several transportation choices as we travel among home, work, school and other daily 
activities.   
 
If new jobs and homes locate in the City and Town Centers without new transportation 
policies and programs in place, the result will be increased traffic congestion and 
growing parking demand.  Existing and new jobs may locate elsewhere if such problems are 
not anticipated and addressed.  Existing neighborhoods need active transportation choices in 
order to welcome infill and redevelopment. 
 
It is very costly to both families and government to depend so heavily on auto travel for 
our mobility.  Auto ownership and maintenance cost suburban households 25 percent of their 
budgets according to the FHWA.  Urban households located closer to jobs and shopping can 
reduce their costs to 10 percent or less.   
 
One way to begin balancing transportation investments and build a multi-modal system will 
be to screen all transportation projects - including transit, bike and walk - using 
rudimentary benefit-cost analyses that consider accessibility, mobility, economic vitality, 
environmental effects, social equity, funding, finance, the transportation system, land 
use, growth management and livability. 
 
Revised Action 6-1: 
Anchorage's Metropolitan Transportation Plan will institute benefit-cost analyses to screen all 
proposed transportation investments considering accessibility, mobility, economic vitality, 
environmental effects, social equity, funding, finance, the transportation system, land use and 
growth management, livability. 
 
Concentrating growth in and near City and Town Centers by attracting a greater percentage of 
new businesses and residents than has occurred historically will reduce vehicles miles 
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traveled per capita in the urban core, improve air quality and enhance the quality of life for 
residents.  Transit investments will assume an increased role in providing connectivity and 
access.  People living near their work places are more likely to walk, ride bicycles, or use 
public transit to get to work. 
 
Revised Action 6-2: 
Create a priority list of high volume streets currently cutting through residential 
neighborhoods to consider for redesign with the goals of making the streets more compatible 
with adjacent land uses and also safe and comfortable for transit use and walking. Criteria for 
selecting these streets will include proximity to City and Town Centers, current and planned 
employment and residential densities, proximity to schools and park space, posted speeds 
compared with 85th percentile speeds. 

 
Adding height and density to existing zoning districts 
Two provisions in this draft increase height and density within existing zoning districts and 
are likely to take property owners unpleasantly by surprise:   
 

“Areas within a quarter mile walking distance of Town Centers and City Centers may 
allow up to a fourth story .” page 29 
and 
“To provide greater housing opportunities, areas up to a half mile from designated City 
Centers may allow increased density. This is subject to compatibility standards for 
scale, design, lot coverage, setbacks, and alley driveway access.” page 28  

 
While citizens may agree to infill and redevelopment, it needs to be done well, and improve 
Anchorage's neighborhoods, not overwhelm their character or add unnecessary traffic and 
parking burdens as previously discussed.   
 
Recent up-zonings in South Addition were approved supposedly because the city urgently 
needs additional housing, but the projects lacked basic neighborhood protections. 
 
The plan provides a number of safeguards for established neighborhoods, including:  
Action 4-4 provides for neighborhood compatibility standards:  "Amend Title 21 to allow 
compact housing on R-2M or R-3 zoned lots near designated Centers.  May include increased 
height or allowed units per lot, subject to additional urban design and neighborhood 
compatibility standards.  Determine appropriate measures through a public process." 
 
Action 7-3 secures compatibility standards:  "Incorporate neighborhood compatibility 
standards in compact housing amendments in Actions 3-4, 4-3, 4-4, 4-6, 4-7, and 4-8." 
 
Action 7-4 offers an overlay district:  "Adopt a Traditional Neighborhood Design zoning 
district or overlay zone for urban neighborhoods, which reflects adopted plans.  Incorporate 
'form based' regulations and structure the code to accommodate neighborhood differences 
and characteristics."  
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These are reasonable protections.  At the same time, it is critically important that these 
provisions not be weakened or even eliminated by special interests with more political 
power than neighborhoods. 
 
Action 4-4 can be strengthened by adding:  "Amend Title 21 to allow compact housing….  
Determine appropriate measures through a public process that includes meaningful 
collaboration with neighborhoods and formal public hearings." 
 
The remaining comments generally recommend specific edits to strengthen goals and actions 
for transportation, infill and redevelopment and future public processes.  
  
page 1 column 1 
"Anchorage 2020 envisioned a more compact and efficient land use pattern served by active 
transportation connections and transit in and around mixed use centers, while preserving 
lower intensity…." 
 
page 1 column 3 
Its emphasis on place making strengthens this plan, while it also highlights the challenge of 
focusing municipal investments in order to produce even a few truly "great places" over the 
next several years. 
 
page 1 column 3 
"The core purpose of the 2040 LUP is to manage land uses and shape transportation 
investments to improve the quality of life for all residents during times of change." 
 
page 2 column 2  
"Compact Development.  Use infill and redevelopment with a more compact land use pattern, 
which supports efficient use of land, lowers the cost of public services, improves performance 
of transportation systems networks and preserves open space." 
 
page 2 column 3 
"Mobility and Access.  Develop a transportation system that supports desired aligns with land 
use and moves people and goods safely with positive impacts low impact on surrounding land 
uses and the environment, and that makes it easy to choose active transportation maximizes 
choices and alternative travel modes  like walking, bicycling and or public transit." 
 
page 10 column 2 
"Mixed-use, walkable centers served by transit will absorb much future growth while infill 
development is encouraged along multi-modal corridors." 
 
page 11 column 2 
Excellent:  "It seeks a compatible mix of uses on the same site or between properties that can 
use the same parking facilities at different times of day." 
 
page 12 column 2 
Excellent:  "Centers vary in size, location, mix of uses, scale, urban form, and intensity." 
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Also:  "…this strategy will encourage the evolution [of corridors] into mixed use, pedestrian-
oriented and transit friendly environments. " 
  
page 12, column 3 
Excellent:  "Target and coordinate investment in the built environment and green 
infrastructure, in and around centers and corridors that are most able to absorb housing and 
employment growth." 
 
page 13 column 3 
Excellent:  "Coordinated and targeted infrastructure investments catalyze new growth, 
provide an acceptable return on investment, and equitably improve safety and quality of life. " 
 
page 13 column 3 
Excellent: "Availability of infrastructure such as water and sewer, sidewalks, schools and 
parks, roads, public transit and other services influences whether growth occurs." 
 
page 14, column 1 
Excellent:  "Phasing allows for flexibility in where and when public service upgrades will 
occur." 
 
Also:  "Coordination of infrastructure projects allows the Municipality to set in motion 'place 
making' as an economic strategy." 
 
page 14 column 3 
"Coordinating Phasing land use and transportation actions is especially important in places 
where a majority of new housing and employment will go."   
 
To repeat: Anchorage 2020 goals and outcomes should drive transportation priorities, 
not simple vehicle mobility or level of service.  To be successful, this plan must address 
how fundamental transportation investments are in implementing both Anchorage 2020 
and the Land Use Plan itself.  
 
Emphasis on "accessibility" rather than mobility is helpful.  Connectivity is another standard 
that should be used here. 
 
page 15 column 1 
Excellent:  Transit and trails are critical to growth, while improving quality of life, and 
managing road congestion and parking demand. 
 
page 15 column 1 
…safely support mixed-use densities.  At the same time, a number of roadways serve as 
major barriers dividing downtown neighborhoods and midtown shopping areas.  They 
need to be redesigned to reduce vehicle speeds and allow safe pedestrian crossings for 
people who live there now, and those to come as homes and jobs are added along the 
corridor. 

22 of 154



 
 

 

Anchorage Citizens Coalition 
PO Box 24-4265, Anchorage, Alaska 99524 

anchoragecitizenscoalition@gmail.com 
__________________________________________________________________________ 

6

 
page 15 column 3  
Correct:  "There are concerns about neighborhood character being harmed through the 
construction of different or larger-scale projects." 
 
page 15 column 3 
Correct:  "The form and scale that new developments take - more than its density - is 
increasingly a primary concern." 
 
page 15 column 3 
Excellent:  "The scale or physical appearance of buildings, noise, glare, shadowing effects of 
taller buildings, parking and other characteristics can impact neighboring properties." 
 
page 16 column 1 
Excellent:  "Tools like neighborhood plans and improved development codes will need to can 
guide new development in ways that help it keep in character and scale with existing homes.  
Improving tools that allow neighborhoods to accept new types of housing opportunities 
without losing their essential character can reduce conflicts between neighbors and 
developers." 
 
This whole section, of course discusses essential infill standards that need to be protected 
from weakening or deletion. 
 
page 25 
Excellent:  Shared Design Principles. 
"'Complete Streets' that accommodate transit, bicycles and pedestrians." 
 
Thank you for the dedication that has gone into preparing this draft.  The Anchorage Citizens 
Coalition looks forward to working with the Municipality and its neighborhoods to refine this 
plan as it moves towards adoption. 
 
Sincerely, 
 
Cheryl Richardson 
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October 31, 2016 
 
Tyler Robinson, Chair 
Planning and Zoning Commission 
 
RE:  Change of South Park Mobil Home Park Designation 
 
Mr. Robinson: 
 
This letter is in response to the most recent Public Hearing Draft (September 2016) of the 
Anchorage 2040 Land Use Plan and Land Use Plan Map (LUPM).   
 
My company, Greenland LLC, owns South Park Mobil Home Park located near the corner of 
Benson Blvd. and Arctic Blvd.  The current LUPM has proposed a “residential” land 
designation with a “Residential Mixed-use Development” overlay district for our land that is 
directly on Arctic Blvd. and Benson Blvd.  We request that the land designation be 
changed to a “commercial” designation that is either “City Center” or “Commercial 
Corridor”.   
 
A commercial designation is more consistent with the surrounding land and the LUPM 
commercial criteria narrative that is found in the LUMPM booklet released with the map. 
 
Following is a more in-depth explanation of our request. 
 

 
South Park Mobil Home Park 
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Explanation of Request 
 
Below is a section of the LUPM that shows the land owned by Greenland LLC.  The LUPM 
proposes that the Greenland land located on Arctic Blvd. and Benson Blvd. be a “residential” 
use (see map below).   
 

 
 
As you can see from the map, this makes little sense.  All of the land in the general vicinity of 
our land has a proposed land designation that is “commercial”.  There is no land on Arctic 
Blvd. or Northern Lights Blvd. or Benson Blvd. that is a “residential” designation except for 
our land.   
 
Furthermore, if you look at the narrative for City Center (pg. 33) and Commercial Corridor 
(pg. 34), you will see that the location criteria for these two commercial designations match 
our properties.   
 
Below is an explanation of the two designations: 
 
City Center Location Criteria: 

• Must be in midtown; 
• Areas optimal for concentrations of regional commercial; 
• Areas within unobstructed walking distance of high density residential; 
• Contiguous core areas of commercial Midtown 

 
Our site meets all of the above criteria for City Center.  You can see on the map that City 
Center designations are all around our site. 
 
Commercial Corridor Location Criteria: 

• Commercial corridors with stand-alone stores or multi-tenant strip malls; 
• Intersections of arterials or collectors, convenient for customers, employees; 
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Our site meets all of the above criteria for Commercial Corridor.  You can clearly see on the 
map that we are located on two very busy auto corridors. 
 
Due to the fact that our property is located on two very busy auto corridors, there is a tattoo 
parlor next door, and a recent electric substation was constructed next to our property, our 
land that is located right on Benson and Arctic Boulevards is not conducive to a “residential” 
land designation.  It will never be economically feasible to construct residential right on 
Benson and Arctic Boulevards. 
 
Below is an example of what we envision for the site.  You can see that we have proposed 
office buildings on Benson and Arctic Boulevards, and then the interior two acres has 
residential dwellings.   
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Conclusion 
We sincerely appreciate your time and efforts.  We are confident as you investigate this 
matter more that you will see the a “commercial” land use designation is the most 
appropriate land use designation on the Land Use Plan Map for our properties.  

Just to be clear, we are only asking that our one block that is directly on Arctic Boulevard 
(which is currently already one half commercial) and our one block that is directly on Benson 
Boulevard be changed to a “commercial” designation.  We are fine with our interior block 
remaining a “residential” designation.   

I you have any questions, please let me know. 

Sincerely, 

_______________________________ 
Shaun Debenham 
Owner 
Greenland LLC (Owner) 
South Park Mobil Home Park 
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Land Use Plan Map

From: Wong, Carol C.
Sent: Wednesday, November 2, 2016 8:09 AM
To: Land Use Plan Map; Davis, Tom G.
Subject: FW: Anchorage 2040 Land Use Plan Comments
Attachments: 20161101175147595.pdf

Forwarding comments on the 2040 LUP.  

Carol 

From: Ritter, Michelle [mailto:MRitter@dowl.com]  
Sent: Tuesday, November 1, 2016 6:09 PM 
To: Tyler Robinson <TRobinson@cookinlethousing.org> 
Cc: Hart, Hal H <HartHH@ci.anchorage.ak.us>; Wong, Carol C. <WongCC@ci.anchorage.ak.us>; Potter, Timothy 
<tpotter@dowl.com> 
Subject: Anchorage 2040 Land Use Plan Comments 

Hi All,  

Please find attached written comments on the Draft Anchorage 2040 Land Use Plan Map. This letter represents 
a comprehensive list of comments that have been provided previously at various public meetings and provides 
specific commentary as requested by the Planning and Zoning Commission. We greatly appreciate your 
consideration and are happy to discuss in more detail or answer questions you might have. 

Best, 
Michelle  

Michelle J. Ritter, AICP  
Land Use Planning Manager 

(907) 562‐2000  (800) 865‐9847 (fax) 
4041 B Street 
Anchorage, Alaska  99503 

Consider the environment before printing. 
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Land Use Plan Map

From: Elaine Phillipps <ephillipps@hfhanchorage.org>
Sent: Tuesday, November 1, 2016 4:14 PM
To: Land Use Plan Map
Subject: Anchorage 2040 Land Use Plan Comment

Habitat for Humanity is eager to work in partnership with the Municipality of Anchorage in its efforts to develop 
and maintain structures that not only reduce the number of homeless individuals in our community, but also 
strategically develop new residential units to meet the anticipated population growth through 2040.  Habitat 
directly impacts both populations by building new units and selling those units directly to low‐income families, 
freeing up valuable rental space; thereby, relieving pressure on our current housing gridlock situation.  

Habitat for Humanity beneficiaries are Anchorage residents who earn between 30% and 60% of local median 
income.  Anchorages’ most economically‐vulnerable families earn equity and achieve financial independence 
through homeownership. Habitat reinvests any proceeds acquired from a subsequent sale of its homes, should a 
homeowner resell, into future affordable housing. Habitat also retains the right of first refusal to purchase back 
the property, provides low interest first mortgage as well as a final forgivable mortgage that dissolves the longer 
the family stays in and maintains the home.  

Habitat has multiple strategic housing initiatives planned for the future and requests the continued partnership 
of the municipality to further our collective goal in providing affordable housing and addressing the homeless 
situation.  Habitat is able to build 4‐8 new units per year; however, the lack of affordable land and high cost of 
infrastructure in Anchorage is a significant hindrance.  Please consider Habitat for Humanity in all future 
discussions during your 2040 Land Use planning. 

Warm Regards, 

Elaine Phillipps 
Executive Director 

1057 W. Fireweed Lane, Ste 103 
Anchorage, AK 99503‐1760 
907.272.0800 General 
907.868.3672 Direct 
907.272.1508 Fax 
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