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Uses in the B-3 Zone

June 1, 2026 PZC Work Session



What problems are these proposals trying to solve?

• Discourage car-centered uses in B-3

• Encourage more housing, and more flexibility in 
housing in B-3

• Maintain a balance of zoning that supports light 
industrial/commercial uses/businesses? 

• Meeting the intent of the sponsors



April 13, 2026 PZC Questions:

• Questions about potential effects

• Questions about parking on separate 
lots (business development)

• Wanted data on how many properties 
this would affect

• Uses for conditional, as well as 
locations



Proposed 
Conditional Uses 
by District

Vehicle Storage
Zoning 
District # %

I-1 293 61.4%

B-3 116 24.3%

I-2 39 8.2%

All 
Others

29 6.1%



Proposed 
Conditional Uses 
by District

Parking Lots (50+ 
Spaces, Surface)

Zoning 
District # %

B-3 72 53.3%

I-1 13 9.6%

B-3 SL 9 6.7%

PLI 9 6.7%

All Others 29 23.7%



Proposed Conditional Uses by District

Parking Lots (50+ Spaces, 
Structure)

Zoning 
District # %

B-2A 2 28.6%
B-2B 2 28.6%
B-2C 2 28.6%
TR (At Airport) 1 14.3%



Link to Map of Parcels

• Map Viewer

https://muniorg.maps.arcgis.com/apps/mapviewer/index.html?webmap=84a045842dd344768da35342e8275f3e
https://muniorg.maps.arcgis.com/apps/mapviewer/index.html?webmap=84a045842dd344768da35342e8275f3e


Why aren’t we getting “town centers” from our B-3 zoning?



Difficult questions: plans vs investments











Official Streets and Highways Plan



161 S103
Nijmegen, Gelderland

2162 Abbott Rd
Anchorage, Alaska



Centers, Corridors, and High Crash Network



Centers, Corridors, and High Crash Network



Centers, Corridors, and High Crash Network





Planned 35,780 
cars per day for 
2012, design 
speed of 40 mph

Planned 15,000-
20,000+ cars per 
day for 2012,
Design speed of 
50mph



“The neighborhood unit not only embedded the functional classification 
system into community design practice in the United States, but it also 
promoted the relocation of household-supporting retail and commercial 
uses outside of communities, and onto the automobile-oriented arterial 
highways that surround them (see Figure 1)…

…This development pattern and the corresponding land use configurations 
are so embedded into U.S. land development practice that most grocery, 
restaurant, and pharmacy chains have made locating on an arterial 
with traffic volumes of 20,000 vehicles per day or greater a core 
feature of their site selection process.”



B-3 in two different contexts



Seward & 70th: B-3 zoning and roads for automobiles



Seward & 70th: B-3 zoning and roads for automobiles

ZONING FUTURE LAND USE MAP



Official Streets and Highways Plan



Spenard: B-3 zoning, planned mixed land use, and roads for automobiles



Spenard: B-3 zoning, planned mixed land use, and roads for automobiles
ZONING FUTURE LAND USE MAP



Official Streets and Highways Plan



Feedback from the community on public roads



How to resolve these conflicting sets of priorities?

Range of options:

• Change land use rules Muni-wide
• Change land use rules through geography-specific 

zones (overlays
• Change land use rules through different Land Use Plan 

designations and new zones
• Create use-specific standards by geographic area
• Create zone-specific standards by geographic area



How to resolve these conflicting sets of priorities?

These are issues that may need to be 
resolved by a comprehensive plan



Excerpts from Original Presentation



2023 2024



PZC Case 2026-0034: 
Review and amendments to AO 2025-63

PZC Case 2026-0035: 
Expanding uses in B-3 and simplifying the definition of mixed-use



Timeline

• Spring 2025: Assembly introduces and discusses AO 2025-63

• Summer 2025: Assembly refers item to Planning Department & PZC

• Autumn 2025: Additional discussions with sponsors, expanded 
policy guidance

• Spring 2026: More discussion



Comments

• General support or no objection

• One comment stating that making larger parking 
lots a conditional use could affect development



PZC Case 2026-0034: 
Review and amendments to AO 2025-63

• Update the purpose statement of B-3
• Limiting self-storage, storage yards, and large parking lots to 

Conditional, rather than permitted uses

PZC Case 2026-0035: 
Expanding uses in B-3 and simplifying the definition of mixed-use

• Allow all forms of housing (aiming for shop-houses)
• Clean up the definition of Mixed-Use Development
• Eliminate lot sizes in B-3 and allow multiple structures on a lot.



B-3 and B-3 SL zoning across the Bowl

About 2,908 parcels

About 2,301 Acres



PZC Case 2026-0034: 
Review and amendments to AO 2025-63

• Change purpose statement of B-3
• Limiting self-storage, storage yard, and large parking lots to 

Conditional, rather than permitted uses

PZC Case 2026-0035: 
Expanding uses in B-3 and simplifying the definition of mixed-use

• Allow all forms of housing (aiming for shop-houses)
• Clean up the definition of Mixed-Use Development
• Eliminate lot sizes & restrictions on number of structures in B-3



Questions?



Thank you
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