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DIAGNOSIS



Agenda

• Title 21 Project Purposes, Work Plan and 
Advisory Committees

• Diagnosis: Major Themes for Improvement

• Annotated Outline

• Phase 2 – Rewrite of Title 21



Title 21 Project Purposes

• Substantive Revisions
– Implement Anchorage 2020 and 

other plans
– Modernize Zone Districts
– Update Development Standards
– Protect Natural Resources/Open 

Space
– Establish Efficient Development 

Review Procedures

• Administrative Revisions
– Reorganization
– Reformatting
– Graphics

• Legal Review
– State
– Federal



Work Plan and Schedule

Phase One: Diagnosis and Annotated Outline

Tasks Completed by

Task 1: Project Initiation September 30, 2002
Task 2: Diagnosis December 15, 2002
Task 3: Annotated Outline May 2003

Phase Two: Drafting the New Title 21
Tasks Completed by

Task 4: Draft Title 21 Fourth Quarter, 2003
Task 5: Final Title 21 First Quarter, 2004



Project Advisory Committees

• Citizens Advisory Committee

• Municipal Staff Advisory Committee



Citizen Advisory Committee

• Board/Commission Representatives (P&Z, UDC, 
Platting, ZBEA)

• Chambers of Commerce (Anchorage and 
Chugiak/Eagle River)

• Community Council Reps. (Anchorage, Turnagain 
Arm, and Chugiak/Eagle River)

• Anchorage Home Builders 
• Civil Contractors
• Commercial Contractors
• Architects
• Engineers
• Landscape Architects
• Anchorage Citizens Coalition
• Alaska Center for the Environment



Municipal Staff Advisory Committee

• Planning
• Municipal Attorney’s Office
• Building Safety
• Traffic
• Project Management and Engineering
• Other Departments (as specific issues are 

discussed)



Diagnosis: Summary of Contents

A.  Introduction

B.  Major Themes for Improvement

C.  Chapter-by-Chapter Discussion of 
Key Provisions



Summary of 
Major Themes for Improvement

1. Improve organization and format.

2. Implement Anchorage 2020 and other 
plans, especially regarding zone districts

3. Protect neighborhoods.

4. Revise and update standards to improve 
the overall quality of development.



Summary of 
Major Themes for Improvement

5. Make the planning process efficient and 
consistent, while maintaining 
development quality.

6. Revise the use classification system.

7. Ensure coordination of current land-use 
projects.

8. Examine enforcement policies and 
regulations.



1. Improve the Overall Organization
and Format

• Revise structure to present topics in a 
more organized, logical fashion.

• Include graphics and tables.

• Consolidate and update definitions.

• Provide detailed tables of contents, 
indexing, and cross-referencing.

• Remove obsolete information.



Possible Revised Structure

1. General Provisions
2. Administration
3. Zone Districts
4. Use Regulations
5. Development and Design Standards
6. Subdivision Design and Improvements
7. Girdwood
8. Nonconformities
9. Enforcement
10. Definitions



Sample Graphics and Illustrations





Sample Use Table
(From Another Community)

TABLE 5.1: TABLE OF PERMITTED USES – GENERAL USE DISTRICTS 
P = Permitted Use; S = Special Use 

 
USE 

CATEGORY 
USE TYPE R-

80 
R-
40 

R-
20 

C 
T 

O 
R 
D 

I Use-
Specific 

Stds 
Dormitory     P  5.2.1(C) 
Group home P P P    5.2.1(D) 
Life care 
community     S  5.2.1(E) Group Living 

Nursing home     S  5.2.1(G) 
Boarding 
house  S S S   5.2.1(A) Household 

Living Caretaker’s 
residence     P P 5.2.1(B) 

 



Sample Dimensional Standards Table 
(From Another Community)

TABLE 6.1: TABLE OF DENSITY AND DIMENSIONAL STANDARDS – RESIDENTIAL 
DISTRICTS 

 
Minimum Lot 
Dimensions 

Minimum Building Setbacks (Ft) 
 

Use 

Area (Sq 
Ft) 

Width 
(Ft) 

Roadway Side Rear 

Height 
(Ft) 

Max 
Gross 

Density
(du/acre) 

R-80: Residential District 
With 
septic 
tank/ 
well 

175  
(185 for 
corner 
lot) 

20 

With 
public 
sewer 

80,000 
 150  

(160 for 
corner 
lot) 

From thoroughfare: 
50 
From collector 
street: 30 
From all other 
streets: 20 15 

30 35 --- 

R-20: Residential District 

All uses 
and 
structures 

20,000 

90  
(100 for 
corner 
lot) 

From thoroughfare: 
50 
From collector 
street: 30 
From all other 
streets: 20 

10 25 35 --- 

 



2. Implement Anchorage 2020 and other 
plans (especially regarding zone districts)

• Create New Zone Districts
– Mixed-use
– Transit-oriented development

• Revise Existing Districts
– B3 General Commercial
– Downtown
– Industrial 
– Residential



3. Protect Neighborhoods
• Provide earlier notice of 

major projects

• Require neighborhood 
meetings

• Enact neighborhood 
protection standards
– Building and site design
– Landscaping and buffering
– Lighting
– Controlling problem uses

• Strengthen enforcement



4. Revise Standards to Improve
Overall Quality of Development

• Consider open space 
standards/tools

• Consider resource 
protection standards
– Land clearance
– Steep slopes
– Wildlife habitat
– Stream/lake setbacks
– Wildfire
– Tree/vegetation 

retention



Revise Standards to Improve 
Overall Quality of Development (Cont’d)

• Improve landscaping 
standards

• Adopt lighting controls

• Adopt design 
standards
– Commercial
– Multi-family residential
– Single-family residential

• Enact controls on site 
condominiums



5. Make Process Efficient and Consistent, 
While Maintaining Development Quality

• Examine new 
approaches to improve 
fairness and consistency
– More by-right development
– More staff approvals
– Concurrent reviews

• Clarify roles and 
responsibilities
– Urban Design 

Commission?
– Joint hearings?

• Clarify submittal 
requirements



Make Process Efficient and Consistent, While 
Maintaining Development Quality (Cont’d)

• Clarify relationship of Title 21 to other 
regulations

• Draft transitional rules

• Tighten rezoning procedures

• Add new procedures 
– Title 21 text amendments
– Administrative adjustments
– Consolidate common procedures



6. Revise the Use Classification 
System

• Update lists of allowed 
uses

• Clarify process for 
adding new uses

• Evaluate all use-
specific regulations

• Consolidate and 
update regulations for 
accessory uses and 
temporary uses



7. Ensure Coordination of 
Current Land-Use Projects

• Retail design standards
• Sign ordinance
• Town center framework plans
• Off-Street Parking standards
• Title 22 (Girdwood)
• Title 21 rewrite



8. Examine Enforcement Policies 
and Regulations

• Lack of 
enforcement is a 
major concern



Annotated Outline

• Assembly Work Session in May 2003

• Discussion of Annotated Outline

• Direction for Phase 2/ Title 21 Rewrite



Phase 2 – Rewrite of Title 21

• Three modules for review
− Procedures/administration
− Districts and use standards
− Development standards

• Girdwood Title 22



Additional Project Information

• Title 21 Diagnostic and Rewrite Project
• Sign Ordinance Project
• Retail Development Standards
• Town Center Framework Plans

http://www.muni.org/planning/Projects.cfm

• Off-Street Parking Standards

Contact:  Traffic Department (343-8406)


