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TSDO is fundamentally about making the most 
of land and infrastructure, as well as building 

an efficient transportation system. 



Promoting housing, mixed-uses, and walkability along 
transit corridors...

• Called for in our Comprehensive Plans since 2001. 

• Housing near transit = lower costs, more choices, stronger transit 
over time.

• Wide enough to have a positive impact. The tax abatement boundary 
provides more opportunities and helps avoid putting all the new 
housing onto higher-speed roads.

• Supports small, local businesses and mixed-use neighborhoods



• Lots as small as 1400 square feet.

• 75' heights (aka 6 stories).

• Allows the full use of the lot. No setback requirements or lot 
coverage maximums.

• Allows limited mixed-uses. Copies the commercial uses currently 
allowed in R4-A, with an additional limitation that the commercial 
use cannot be greater than 2,000 square feet per lot.

• Flexibility in design

TSDO Allows



• A property's underlying zoning, except limiting drive-thrus 
where they are not already allowed.

• All non-residential development in a residential base zone 
must have at least one dwelling unit

• Existing natural resource protections or landscaping 
requirements

TSDO Preserves



Atlanta, GA



Arlington, VA



Support from Adopted Plans



2001



2017



2024



The Map



Transit Supportive overlay in online 
2040 LUP map

Tax abatement from AO 2025-35(S-1) 
(and proposed overlay)



Why these boundaries?

The boundaries for PZA Case 2025-0030 are based on the tax 
abatement boundaries from AO 2025-35(S-1). These boundaries:

• Include existing bus routes & federal opportunity zones.

• Removed lakes, wetlands, zoned parks, and rights of way.

• Removed industrial zoning, except for those areas which were 
designated for rezoning with the 2040 LUP.

• Added or removed parcels for contiguity. 



Zoned “PR” but 
listed as “vacant 
land” and owned by 
MOA



Tax 
incentive/current 

TSDO area

¼ mile off of 
existing bus 

routes

Purple lines show 
the 2040 LUP 
online TSDO 

boundary



The TSDO area comprises about 11,866 acres, or 8% 

of developable land in the MOA. This is about 17% 

of developable land within the Anchorage Bowl



Overview of dimensional standards



Allows full use of each lot



1,400' minimum lots, 100% lot coverage, 75' heights



9,000 SF lots off Muldoon road

Current R-2D 
developable envelope

Proposed TSDO 
developable envelope



Chicago Area



Chicago Area



Seattle Area



Minneapolis, MN



Corvallis, OR



Single family development 
with R-4 Zoning on a ~4-
acre lot : Twenty-two 
6,000 SF lots

Single family 
development with 
TSDO Overlay on a 
~4-acre lot: Seventy-
eight 1,400 SF lots

Concept subdivision off A Street



Waives design standards and difficult-to- implement height transitions



TABLE 21.07-5: MINIMUM SITE PERIMETER LANDSCAPING – BY ABUTTING DISTRICT OR STREET
Required Level of Site Perimeter Landscaping (Levels 1-4) 1, 2, 3
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R-6, R-8, R-9, R-
10, TA

L2 L2 L2 L2 L2 L2 L2 L1 L4 L2

R-1, R-1A, R-2A,
R-2D, R-5, R-7

L2 L2 L2 L2 L2 L2 L2 L1 L4 L2 L1

R-2M L2 L2 L2 L2 L2 L2 L1 L4 L2 L1
R-3, R-3A L2 L2 L2 L2 L2 L1 L4 L2 L1 L1
R-4, R-4A L2 L2 L2 L2 L1 L2 L4 L1 L1 L1
PLI L2 L2 L2 L2 L2 L1 L1 L1 L2 L4 L1 L1 L1
B-1A, B-1B, B-3,
RO

L2 L2 L2 L1 L1 L1 L1 L2 L4 L1 L1 L1

I-1, I-2, MC, MI,
AF

L2 L2 L2 L2 L2 L1 L1 L2 L1 L4 L1 L1 L1

PR L1 L2 L2 L1 L4 L1 L1 L1
TSDO L1 L1 L1 L1 L2 L1 L1 L4 L1 L1 L1

NOTES:

1 This table lists minimum site perimeter landscaping standards. Other chapters or sections of title 21 may have stricter site perimeter landscaping standards which would be used instead of the standards listed in this table.

2 L3 screening landscaping is not included in this table as it only occurs as a use-specific standard for certain industrial uses, or through development-specific application in processes such as conditional use approvals.

3 Commercial developments and buildings exceeding 35 feet in height in the R-3A district are subject to the R-4/R-4A site perimeter landscaping standards.

Landscaping required between TSDO and other zones



Protects Natural Areas



Limits Non-residential & Drive Thrus



Use Standards in PZC 2025-0030

Use standards are based 
on those in the R-4A 

zone.



Why also change the comprehensive plan?

• We often make conforming changes to the comprehensive plan as 
we update zoning.

• Existing comprehensive plan language contains internal 
contradictions that have made it difficult to implement the TSDO 
over the last 20 years. For example:

1. The Plan suggests that the TSDO should not increase density, which runs 
counter to the purpose of a TSDO.

2. Some parts of the plan call for diameter, some call for radius.



Why change the comprehensive plan also?

“Transit-supportive 
Development (TSD) identifies 
corridors where expanded public 
transit service will support a 
compact, walkable pattern of 
commercial, residential, and/or 
mixed-use development…

… Over time, compact 
development can create ridership 
demand to support more frequent 
bus service.” 



Why change the comprehensive plan also?

“Future development is 
encouraged to be generally in the 
range of 8 to 20 housing units 
per acre on average over the 
entire corridor. However, 
individual parts of the corridor, 
such as in existing single-family 
and two-family neighborhoods, 
may have less density. TSD is 
consistent with the density 
ranges of the underlying land 
use designations shown on the 
Land Use Plan Map. It does not 
raise density ranges above the 
designations. “





Questions?



Thank you
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