
 

Anchorage Industrial Land 
Assessment Update: Volume II 

Industrial Lands Inventory 

Municipality of Anchorage 

Community Development Department 
Planning Division 

May 2015 



Acknowledgements

INDUSTRIAL LAND ASSESSMENT ADVISORY COMMITTEE 

Jim Kubitz, Alaska Railroad Corporation 
Andy Donovan, Alaska Railroad Corporation 

Nick Szymoniak, Alaska Industrial Development and Export Authority (AIDEA)1 

John Johansen, Ted Stevens Anchorage International Airport 
Teri Lindseth, Ted Stevens Anchorage International Airport 

Eric Downey, Alaska Packaging, Inc. 

Phil Steyer, Chugach Electric Association 

Chris Stephens, Chris Stephens Commercial Brokerage1   

Mark Filipenko, Bond Commercial Properties 

Greg Johnson, Prudential Jack White/Vista Real Estate  

Tim Potter, DOWL  

Ernie Hall, Anchorage Assembly 

Shaun Debenham, Debenham Properties  

Will Kyzer, Anchorage Economic Development Corporation (AEDC) 

Per Bjorn-Roli, Reliant Advisory Services 

Stacey Dean, MOA Planning and Zoning Commission and Grayling Construction2 

Tim Jacques, Udelhoven Oilfield Services2 

Consulting Staff 

Bill Reid, Cardno 

Municipality of Anchorage 

Jerry T. Weaver, Jr., Director, Community Development Department (CDD) 

Carol C. Wong, Manager, CDD, Long-Range Planning Section 

Tom Davis, CDD, Long-Range Planning Section 

Jon Cecil, CDD, Long-Range Planning Section 

Susan Perry, CDD, Long-Range Planning Section 

Terry Lamberson, Public Works Department, Land Records Section GIS 

   1 Attended the first and/or second meeting of the Industrial Land Assessment Advisory Committee. 

   2 Attended the third and/or fourth meeting of the Industrial Land Assessment Advisory Committee. 



Anchorage Industrial Land Assessment Update:  Volume II 

Industrial Lands Inventory 

Prepared by: 

Municipality of Anchorage 
Community Development Department 
Planning Division 
Long-Range Planning Section 

With assistance from:  
Public Works Department 
Project Management and Engineering 
Division Land Records Section GIS 

May 2015 



Page ii  |  Industrial Lands Inventory May 2015 



Anchorage Industrial Land Assessment Update: Volume II Page iii 

          Table of Contents 

Executive Summary ....................................................................................................................ix 

Section 1.  Introduction  .............................................................................................................. 1 

Geographic Study Area .......................................................................................... 2 

Section 2.  Context ........................................................................................................................ 5 

Historical Industrial Development Pattern .......................................................... 5 

Why an Industrial Land Inventory ....................................................................... 9 

Definition of Industrial Activities ....................................................................... 15 

Section 3.  Methodology ........................................................................................................... 21 

Categorizing the Basic Land Supply in the Municipality ................................ 21 

Identifying Industrial Study Subareas ................................................................ 22 

Classifying Uses ..................................................................................................... 25 

Estimating the Buildable Land Supply ............................................................... 28 

Identifying Vacant, Partially Vacant, and Marginally Used Lands ................ 30 

Forecasting an Industrial Redevelopment Rate ................................................ 35 

Determining Constraints to Industrial Development ...................................... 38 

Rating Building Lands into Three Tiers of Quality........................................... 55 

Factoring in the Commercial (Non-industrial) Utilization Rate ..................... 56 

Section 4.  Industrial Use Inventory ....................................................................................... 59 

Overall Results for Anchorage Bowl and Chugiak-Eagle River ..................... 60 

Anchorage Bowl (Table 16) ................................................................................ 62 

Chugiak-Eagle River (Table 17) ........................................................................... 64 

North Anchorage Subarea (Table 18) ................................................................. 66 

Central Anchorage Subarea (Table 19) ............................................................... 68 

South Anchorage Subarea (Table 20) .................................................................. 70 



Page iv  |  Industrial Lands Inventory May 2015 

          Table of Contents (Continued) 

Section 4.  Industrial Use Inventory (continued) 

Determining Patterns in Land Development Densities ................................... 73 

Section 5.  Industrial Land Supply ......................................................................................... 95 

Summary of Land Supply Findings .................................................................... 95 

Anchorage Bowl Land Supply ............................................................................. 96 

Chugiak-Eagle River Land Supply ................................................................... 104 

Prohibitively Constrained Lands Deducted from the Net Supply ............... 109 

Characterization of Buildable Land Supply by Subarea ........................................... 127 

North Anchorage Subarea .................................................................................. 127 

Central Anchorage Subarea ............................................................................... 134 

International Airport Subarea ............................................................................ 138 

South Anchorage Subarea .................................................................................. 145 

Municipal Heritage Land Bank Lands in the Bowl ........................................ 149 

Fire Island ............................................................................................................. 152 

Joint Base Elmendorf-Richardson (JBER) ......................................................... 154 

Eagle River and Powder Reserve Subareas  .................................................... 168  

Chugiak Subarea including Eklutna 770 Tract ................................................ 173 

Birchwood Airport Subarea ............................................................................... 177 

Northern Eklutna Subarea ................................................................................. 181 

Appendix:  Industrial Lands Assessment Advisory Committee Minutes ..................... A-1 

October 29, 2013 Advisory Committee Meeting ............................................. A-3 

May 14, 2014 Advisory Committee Meeting ................................................. A-13 

December 15, 2014 Advisory Committee Meeting ....................................... A-23 

February 2, 2015 Advisory Committee Meeting ........................................... A-33 



Anchorage Industrial Land Assessment Update: Volume II Page v 

List of Tables 

Executive Summary 

I. Acres in Use by Industrial Sector ..................................................................... xii 

II. Acres in Use by Non-industrial Sector.......................................................... xiii

III. Buildable Acres of Industrial Land in Anchorage Bowl. ........................... xv

IV. Buildable Acres of Industrial Land in Chugiak-Eagle River.. .................. xvi

V. Prohibitively Constrained Landholdings. ................................................... xvii 

Section 2.  Context 

1. PDR Industrial Classifications Common to Anchorage ............................... 18 

Section 3.  Methodology 

2. Vacant Lands Screening Criteria ..................................................................... 33

3. Partially Vacant Lands Screening Criteria ..................................................... 33

4. Marginally Used Lands Screening Criteria .................................................... 34 

5. Redevelopable Lands Screening Criteria ....................................................... 37

6. Environmental Constraints Criteria ................................................................ 39

7. How Environmental Constraints Impact the Land Supply Inventory ....... 41

8. Land Use Commitments and their Impact on the Land Inventory ............ 43

9. Impacts of Urban Service Constraints on Buildable Lands Inventory ....... 46

10. Acres of Land Supply Impacted by Constraints—Anchorage Bowl ........ 48

11. Acres of Land Impacted by Constraints—Chugiak-Eagle River  ............. 49

12. Screening Criteria for Tier 1, 2, and 3 Lands ................................................ 55

13. Determining the Commercial Utilization Rate ............................................ 57

14. Factoring in the Non-industrial Utilization Rate ........................................ 58



Page vi  |  Industrial Lands Inventory May 2015 

List of Tables (Continued) 

Section 4.  Industrial Use Inventory 

15. Total Acres Currently in Use, by Economic Sector
Anchorage Bowl and Chugiak-Eagle River Study Areas ....................... 61 

16. Acres Currently in Use, by Economic Sector—Anchorage Bowl .............. 63

17. Acres Currently in Use, by Economic Sector—Chugiak-Eagle River ...... 65

18. Acres Currently in Use, by Economic Sector—North Anchorage ............ 67

19. Acres Currently in Use, by Economic Sector—Central Anchorage .......... 69

20. Acres Currently in Use, by Economic Sector—South Anchorage ............ 71

21. Average FAR of Existing Development, by Economic Sector ................... 76

22. Average FAR of Existing Developed Sites, by Historic Era ...................... 77

23. Average FAR of Existing Developed Sites with Buildings,
by Historic Era .............................................................................................. 77 

Section 5.  Industrial Land Supply 

24. Process of Determining Net Buildable Land Supply from
Gross Acres ................................................................................................... 95 

25. Net Buildable Acres of Industrial Land (High-range Estimate),
Factoring in Commercial Utilization—Anchorage Bowl ........................ 98 

26. Range Estimate of Available Net Buildable Acres in the
Anchorage Bowl ......................................................................................... 100 

27. Redevelopable Industrial Lands–Anchorage Bowl with FAR < 0.1
and BLVR < 0.75 and Factoring in Commerical Utilization Rate ........ 103 

28. Net Buildable Acres of Industrial Land - Factoring in
Commercial Utilization, Chugiak-Eagle River ...................................... 105 

29. Major Landholdings Not Anticipated to Be Available under
Current Trends by 2030 ............................................................................. 110 

30. Heritage Land Bank–Industrial Study Parcels .......................................... 150



Anchorage Industrial Land Assessment Update: Volume II Page vii 

List of Maps 

Section 1.  Introduction 

1. Industrial Lands Assessment Study Area in Context ..................................... 4 

Section 2.  Context 

2. Anchorage 2020 Land Use Policy Map ........................................................... 11

3. Interim Existing Allowed Use Area in the I-2 District ................................. 13

Section 3.  Buildable Lands Methodology 

4. Anchorage Bowl Subareas ................................................................................ 23

5. Chugiak-Eagle River Subareas ........................................................................ 24

6. Constraints on Industrial Development—Anchorage Bowl ........................ 51

7. Constraints on Industrial Development—Chugiak-Eagle River ................ 53

Section 4.  Industrial Use Inventory 

8. Existing Use by Economic Function—North Anchorage ............................. 79 

9. Existing Use by Economic Function—Central Anchorage .......................... 81

10. Existing Use by Economic Function—International Airport ..................... 83

11. Existing Use by Economic Function—South Anchorage ........................... 85

12. Existing Use by Economic Function—Eagle River ..................................... 87

13. Existing Use by Economic Function—Chugiak and Eklutna 770 ............. 89

14. Existing Use by Economic Function—Birchwood Airport Area ............... 91

15. Existing Use by Economic Function—Northern Eklutna Areas ............... 93

Section 5.  Industrial Land Supply 

16. Net Supply of Buildable Industrial Land—Anchorage Bowl* ................ 101

17. Net Supply of Buildable Industrial Land—Chugiak-Eagle River* ......... 107

18. Gross Land Supply—North Anchorage Subarea ...................................... 111 

19. Gross Land Supply—Central Anchorage Subarea ................................... 113

20. Gross Land Supply—Anchorage International Airport Subarea............ 115



Page viii  |  Industrial Lands Inventory May 2015 

List of Maps (Continued) 

21. Gross Land Supply—South Anchorage Subarea ...................................... 117 

22. Gross Land Supply—Eagle River and Powder Reserve Subarea. .......... 119

23. Gross Land Supply—Chugiak and Eklutna 770 Subarea ........................ 121

24. Gross Land Supply—Birchwood Airport Subarea ................................... 123

25. Gross Land Supply—Northern Eklutna Subarea ...................................... 125

26. Net Supply of Buildable Industrial Land—North Anchorage ................ 129 

27. Net Supply of Buildable Industrial Land—Central Anchorage .............. 135

28. Net Supply of Buildable Industrial Land—Anchorage
International Airport ................................................................................. 141 

29. Net Supply of Buildable Industrial Land—South Anchorage ................ 147

30. JBER Boundary and Training Areas  .......................................................... 161

31. JBER Regional Landfilll Industrial Land Assessment Study Area   ....... 162

32. JBER Boniface Industrial Land Assessment Study Area .......................... 163

33. JBER Artillery Road Industrial Land Assessment Study Area................ 164

34. JBER Port of Anchorage Vicinity. ................................................................ 165

35. JBER Former Eagleglen Golf Course Area ................................................. 167

36. Net Supply of Buildable Industrial Land—Eagle River and
Powder Reserve. ......................................................................................... 171 

37. Net Supply of Buildable Industrial Land—Chugiak and
Eklutna 770 Subarea .................................................................................. 175 

38. Net Supply of Buildable Industrial Land—Birchwood Airport
Subarea ........................................................................................................ 179 

39. Net Supply of Buildable Industrial Land—Northern
Eklutna Subarea ......................................................................................... 185 

______________________________
*In Section 5, Maps 16 and 17 are under development.




