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Dear Citizens of Anchorage:

We are excited to present the Anchorage 2040 Land Use Plan (2040 LUP), developed on a foundation of inclusiveness and commitment to improving our          
community as the best place in America to Live, Work, and Play.

The Anchorage Bowl has urbanized and evolved since we adopted Anchorage 2020—Anchorage Bowl Comprehensive Plan in 2001.  New challenges demand that 
st century realities, including lower oil production revenues and state spending, as well as 

fostering new opportunities for economic development and resilience.

The 2040 LUP recognizes these community changes and sets the stage for future growth, development, and sustainability.  Additionally, many Anchorage 
neighborhoods have adopted plans or are working on plans.  These include East and West Anchorage, Downtown, Government Hill, Fairview, Hillside, the 
UMED District, Mountain View, South Addition, and Spenard.

The 2040 LUP incorporates analysis of Anchorage demographics and projected growth, current and future economic changes, current land uses, and future 
land capacity.  These required elements of our Comprehensive Plan inform the policies and strategies contained within the plan.

ing  valued neighborhood characteristics and natural resources.   The 2040 LUP
neighborhoods, commercial centers and corridors, open space and greenbelts, transportation, and coordinated and focused public investments.  New policies 
provide structure and guidance for targeted areas of economic development and revitalization. 

2040 LUP
public hearing draft plan.  We want to demonstrate to you that Anchorage is open for investment and new ideas!

Sincerely,

Hal H. Hart, AICP 
Planning Director
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Supporting Information



Overview

What is this document?
The Anchorage 2040 Land Use Plan (2040 LUP) supplements the Munici

Anchorage 2020–
Anchorage Bowl Comprehensive Plan serves as the framework for the 2040 
LUP.  Building on this framework, the 2040 LUP incorporates the adopted 
neighborhood and district plans, public facility plans, and recent analyses 
regarding population, housing, commercial, and industrial needs over 
the next 25 years.  The 2040 LUP features a land use plan map, which 

uses may occur within the Anchorage Bowl to accommodate anticipated 
growth.  It also includes strategies to carry out the plan and manage 
growth.  Adopted by the Assembly on September 26, 2017, the Anchorage 
2040 Land Use Plan Comprehensive Plan.

How is this document organized?
 provides an account of the considerations in devel

oping this plan, including:  (1) relevant policies from Anchorage 2020– 
Anchorage Bowl Comprehensive Plan; (2) introduction of new goals and 
policies to address emerging land use issues; (3) adopted neighborhood 

ment forecasts, and their needs; and (5) comments and ideas heard from 
the public and agency stakeholders during the public outreach process 
conducted for the 2040 LUP.  Also included is the “Areas of Growth and 

occur due to available vacant or redevelopable lands, existing or planned 
infrastructure improvements and services, and the neighborhoods which 
desire new housing, jobs, and growth. 

 describes the 2040 Land Use Plan Map (LUPM) and 

ing decisions regarding future land use and infrastructure.  This section 

tent and are gaining private and public support because of their potential 

These actions will be needed if Anchorage is to grow and foster the 
housing, employment, and recreation and open space needed to meet 
the forecast population and employment growth demands over the next 
25 years.  Given the reality of diminishing state operating and capital 
funding and the importance of maintaining existing infrastructure invest
ments, a cornerstone to implementing the 2040 LUP is the coordination 
and focusing of public funding on new infrastructure improvements and 
services to those areas best able to accept new growth.  The 2040 LUP 

, and  for the actions that guide future municipal 
work programs and capital improvement projects, allocation of funding 

potential new partnerships. 

Where can more information about the 2040 LUP be found?
The 2040 LUP web site contains information and links to the following:

Land Use Plan Map: various sizes for printing and interactive viewing. 
Map Folio: atlas of mapped information that informed the 2040 LUP.

district plans.
Growth Forecast Report: updated housing, commercial, and industrial 
land assessments.
Public Involvement Plan.
Public and Agency Stakeholder Comments.
Other Appendices.

(continued next page...)
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Using the 2040 LUP in Discretionary Land Use Decisions 

Anchorage 2040 Land Use 
Plan when determining:

Which land use designation applies to a parcel; and
Which zoning districts, conditional uses, public facilities, or subdivision 
designs could be appropriate for the parcel.

Section 1 of the 2040 LUP
Title 21 zoning ordinance, and states that discretionary actions, such as 

rezonings, will be consistent with the 2040 LUP.  (See also Title 21 Section 
21.01.080D.4.)  Section 2 presents each land use designation with a corre
sponding set of zoning districts which may be appropriate to implement it, 
depending on location.  It states that the most intense corresponding zoning 
district is not necessarily or automatically the most appropriate (Section 2.1, 
page 29, Zoning Districts).  The proposed zoning must be consistent with 
the Plan including the information found in steps 1 to 6 below.  

some cases. It does not supersede any part of the 2040 LUP.

x Anchorage 2040 Land Use Plan
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 1.1   Guiding Anchorage’s Growth

decades?  Where will people work, shop, and play?  
Will there be enough room to grow?  

How will Anchorage look?  Will growth support 
strong neighborhoods, and preserve natural assets?  

Section 1 of this plan outlines the land use 
framework for answering these questions.  

The Anchorage 2040 Land Use Plan (2040 LUP) is a 
visual guide for growth and development in the 
Anchorage Bowl over the next 25 years aligned 
with the vision and goals of the Anchorage 2020—
Anchorage Bowl Comprehensive Plan (Anchorage 2020).  

Anchorage 2020, adopted in 2001, set a new         
direction for growth and development.  Its 
policies anticipated the evolution of Anchorage 
toward reinvestment in existing business districts 

and redevelopment.  Anchorage 2020 envisioned 

lished neighborhoods and natural open spaces.  

The 2040 LUP is a targeted amendment to the 
land use element of Anchorage 2020.  It updates 
the forecasts for growth and land needs through 
the year 2040 and provides a map with more 

Bowl.  Accompanying the map are policies and 
strategies to achieve that growth in response to 

2040 LUP is a part of the 
Comprehensive Plan and carries the same weight 
and authority.  

Anchorage Bowl is the urban center of an emerg
ing metropolitan region.  Anchorage hosts many 

and services and is the hub for air, road, mari
time, and rail transportation, which help drive 
the local and statewide economy.  

Despite the current economic downturn, Anchor

plan prepares for a brighter future, economic suc
cess, and the forecast growth through 2040.  Al

oil, there is a lot it can do with its land use policies.  

For example, land use strategies can reduce the 
cost of housing and alleviate the workforce hous

there will be a predictable land supply for key 
industries and other economic anchors. Land use 

centers and revitalize older neighborhoods. 

essential to a resilient, growing economy.  This 
Plan recognizes that talent is mobile and seeks 

improving the types of places where people will 
want to live, work, and play is also important.

Plan Objectives

The Anchorage 2040 Land Use Plan visualizes and 

distribution of land uses across the Anchorage 

sities of use, and urban form characteristics are 
planned to occur by 2040. This is the blueprint 
for how Anchorage will accommodate economic 
growth and meet the forecast employment and 
housing needs of current and future residents.  

However, its land use categories are more than 
just a strategy for absorbing growth.  They 
represent the kinds of places
Anchorage as a great city in which to live:  its 
neighborhoods, commercial centers, industrial 
employment areas, institutional campuses, public 
facilities, streets, parks, and natural open spaces.  
The core purpose of the 2040 LUP is to manage 
land uses to improve the quality of life for all 
residents during times of change. 

date of Anchorage 2020.  It supplements Anchorage 
2020 and provides a baseline from which land 
use decisions can proceed, by:

Providing greater land use predictability and
clearer policy direction.
Coordinating recommended land uses from

Clarifying the framework for making zoning
and development decisions.
Aligning land use regulations and public
investments in transportation, utilities, and
other infrastructure.
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To develop Anchorage 2020, the Municipal-
ity involved a broad cross section of stake-
holders.  While some of the particulars have 
changed and new challenges have arisen, 
the core goals and principles that emerged 
from those meetings are as relevant today as 

-

The 2040 LUP builds on the following goals 
abridged from Anchorage 2020 and other 
adopted elements of the Comprehensive Plan:

Future Growth.  Take a forward-looking ap-
proach to community growth and redevel-
opment, embodied in the Anchorage 2020 
Land Use Concept Plan and Land Use Policy 
Map, by pursuing innovative ways to accom-
modate and encourage growth in popula-
tion, housing, and employment.  

Building Community.  Build on existing com-
mercial districts and neighborhood strengths 
through reinvestment.  

  Capitalize on An-
chorage’s unique strengths and its regional, 
statewide, and global position, as well as its 
key economic sectors and well-paying jobs.

  Strive 
to create a built environment compris-
ing great places, streets, and spaces that 
together generate a positive city image, 
support lasting economic viability, attract 
new residents and workforce talent, and 
promote affordable development.        

Compact Development. -
velopment with a more compact land use 

Relationship to Other Plans 

Since the Anchorage 2040 Land Use Plan guides 
how land is to be used throughout the Anchorage 
Bowl, it has an important relationship to policies 
contained in the other elements of the Comprehen-
sive Plan

have shaped the 2040 LUP
illustrates the relationship between the 2040 LUP 
and other elements of Anchorage 2020.  

Functional Plans

for transportation and infrastructure.  Examples 
of functional plans include:

Metropolitan Transportation Plan 1

Anchorage Bike and Pedestrian Plans
Anchorage Bowl Park, Natural Resource, and
Recreation Facility Plan
Utility Corridor Plan
Anchorage Wetlands Management Plan

These plans focus on their respective functions 
and establish priorities for infrastructure im
provements, natural resource management, 
and levels of service.  The goals, objectives, and 
infrastructure priorities of functional plans are 
developed in compliance with the overall Com-
prehensive Plan, including the 2040 LUP.

1 The Metropolitan Transportation Plan (MTP) and the Trans

portation Improvements Program (TIP) are adopted by 

Anchorage Metropolitan Area Transportation Solutions, or 

AMATS.  

  Anchorage 2020—Anchorage Bowl Comprehensive Plan Guidance

Anchorage 2020 Land Use Policy Map sets the 
preferred growth concept within which 2040 
LUP
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lowers the cost of public services and utilities, 
improves the performance of transportation 
networks, and preserves open space.

Natural Open Spaces and Wildlife.  Preserve 
and enhance the network of natural open 
spaces that provides Anchorage’s scenery, 
ecological functions such as water drainage 

habitats, and recreational opportunities.  

Strong, Resilient Community. Manage future 
growth and development to minimize risks to 
life safety and property from natural hazards 
and disasters.  

Balance of Commercial and Industrial Land.  
Preserve a balanced supply of commercial and 
industrial land that is compatible with surrounding 
uses and has access to transportation networks.  

Housing.  Provide a diverse supply of quality 
housing that meets the needs and prefer-
ences of city residents, for all income levels, in 
safe and livable neighborhoods.  

 Encour-
age distinctive neighborhoods that are 
responsive to the diverse needs of residents in 
urban, suburban, and rural settings, with ame-
nities and infrastructure to absorb growth, 
such as good access to schools, recreation, 
natural areas, and services.

Compatible Development.  Promote devel-

opment that respects the scale and charac-
ter of existing neighborhoods, contributes to 
neighborhoods of lasting value and vitality, 
and is supported by investment in local 
amenities and services.  

Harmony with Natural Setting.  Develop in 
harmony with the natural setting and capi-
talize on retaining Anchorage’s advantage 
as an attractive place to live and work which 
is mindful of critical environmental lands, its 
northern climate, and natural hazards.

Community Facilities.  Provide a well-
planned mix of public, utility, and institutional 
facilities that coordinate with private-sector 
development to meet the health, educa-
tional, civic, cultural, recreational, utility, 
governmental, and public safety needs of 
all citizens, businesses, and neighborhoods.

Mobility and Access.
transportation system that is based on land 
use, moves people and goods safely with 
minimal impact on surrounding uses and the 
community, and maximizes choices among 
various modes of travel including walking, 
bicycling, and public transit.  

Walkable Community.  Develop a commu-
nity that allows for living, working, shopping, 
and recreation within convenient travel dis-
tances, in a pedestrian-oriented development 
pattern that supports healthy, active lifestyles.  

  Anchorage 2020—Anchorage Bowl Comprehensive Plan Guidance, continued
The 2040 LUP also coordinates other facility 
and operational plans.  This includes water and 
wastewater facilities, public transit, and mu
nicipal and state roadway improvements.  The 
Comprehensive Plan, including the 2040 LUP, helps 

and the way their work shapes the Plan, even if 

transit in the Comprehensive Plan is to build a high 
frequency transit network operating along many 
street corridors.  In the short term, however, 
Public Transportation must focus its operations 

routes where most of its riders are.  Eventually, 

range vision.   But it will take years to build the 
infrastructure and housing to support extending 

sioned in the Comprehensive Plan.

The 2040 LUP assumes that over time, infrastruc

plans, including the Metropolitan Transportation 
Plan, will be constructed.  As these improvements 
come on line, the areas served can be fully devel
oped as envisioned under the 2040 LUP.

Neighborhood and District Plans

Anchorage 2020 called for neighborhood and 
district plans to accomplish Comprehensive Plan 
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Figure 1-1.  How the 2040 Land Use Plan 
Relates to Other Plans and to Zoning

Anchorage 2020–Anchorage 
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provide more 

for facilities and 
resouces, such as 
street networks, 
trails, wetlands, 
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provide more 
detail for particular 
neighborhoods, 
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development 
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Plans 
direct implementation 

actions

Anchorage 2040 
Land Use Plan

CIP TIP2 

More than 12 neighborhood, district, and other 

chorage Bowl.  The  on the 
next page depicts the current adopted plans.  

These plans provide tailored land use designations 
and development guidance that is too detailed for 
planning at the citywide scale.  Potential investors, 
new development projects, and public investments 

The 2040 LUP provides a citywide land use pol
icy framework and layout plan that incorporates 
the land use designations provided by each of the 

Where 2040 Plan Recommendations Differ 

Comprehensive Plan is the 

many functional plans.  Because they have been 

conditions, and trends, there can be inconsisten
cies between these Comprehensive Plan elements.  

For example, in some locations, the 2040 LUP 

areas are shown with a green outline on Map 1-2, 
, on page 27.

These changes are recommended from the fol
lowing analyses and public outreach process for 
the 2040 LUP:

supply and its housing capacity.
Updated forecasts for population growth and
housing and employment needs.
Updated or improved information about
existing and anticipated uses.
Emerging issues and public input during the
2040 LUP public involvement process.
Citywide land use issues that became evident
but have not been addressed by individual

Where the 2040 Land Use Plan

lations provides guidance on resolving these sit
uations.  It states that, where comprehensive plan 

govern.  This principle will apply when one plan 
element, such as the 2040 LUP
land use designation than another plan element, 
such as a neighborhood or district plan.  The 2040 
LUP governs if it was adopted more recently than 
the neighborhood or district plan. 

When a new neighborhood or district plan is 
adopted after the 2040 LUP, it is expected that 
these plans will be consistent with the overall 
policy framework and goals of the Anchorage 
2020–Anchorage Bowl Comprehensive Plan and the 
Anchorage 2040 Land Use Plan.  This approach 2 The Transportation Improvements Program (TIP) is adopted 

by Anchorage Metropolitan Area Transportation Solutions, or 
AMATS
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Relationship to the Zoning Map and 
Other Implementation Actions

The Anchorage 2040 Land Use Plan, along with 
other elements of the Comprehensive Plan, pro
vides policy direction for future land use deci
sions, such as rezonings, changes to development 
regulations, public facility site selections, and 
infrastructure investments.  Future actions like 
these will implement the Comprehensive Plan.  

The 2040 LUP by itself does not alter existing 

zoning or change the land use regulations that 
apply to a parcel of land.  The rights of property 
owners to use land as zoned at the time of this 

ommendations of the 2040 LUP that could lead 
to rezonings will take years to implement.  While 
the 2040 LUP recommends future land uses and 
a range of potential intensities of use, it is zon
ing that sets the rules for the use of property, lot 
size, setbacks, building heights, and other site 

the Anchorage Municipal Code) apply as zoning 
districts delineated on the municipal Zoning Map.  
Changes to the Zoning Map (rezonings) or to 
Title 21 land use regulations are separate public 
processes that include community input.  

Amendments to Title 21, the Zoning Map, and 
other discretionary municipal actions will be con
sistent with the 2040 LUP and other Comprehen-
sive Plan policies.  Section 3 provides more detail 
regarding the strategies and actions to carry out 
the 2040 LUP.

 
that sets overall 
growth concept

 
that guides future use, intensity, 

and character of growth

ACTION
that carries out the plan 

by regulating use of property

Anchorage 2020 Anchorage 2040 LUP Title 21 Land Use Code

ZONING MAP
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 1.2   Forecasting Growth

A land use plan and growth forecast cannot 
precisely predict 25 years into the future, nor can 

price of oil or its production volumes.  The Plan 
can determine how Anchorage provides space 
for and guides development toward scenarios 

ment, and economic growth as the hub for com
mercial and industrial growth in Alaska. 

The Anchorage 2040 Land Use Plan is designed to 
accommodate a healthy yet moderate forecast 
average annual population growth rate of 0.8 
percent, and an employment growth rate of 0.9 
percent, between 2015 and 2040.  It balances the 
needs of the residential, commercial, and indus
trial land markets, and anticipates sustained, 
equitable, and orderly growth beyond 2040.  

Section 1.2 summarizes the forecast for popula
tion, households, and employment growth in the 
Anchorage Bowl in the context of surrounding 
communities; compares the future demand for 

land supply; and explains how the 2040 LUP 
performs to reconcile gaps in the land market 
between demand and supply. 

Anchorage 2040 Growth Forecast

Over the next 25 years, the Anchorage Bowl is 
forecast to add as many as 47,000 people and 
21,000 households.  This represents the Anchor

projected growth through 2040.

This expected growth represents an average 
annual population growth rate of 0.8%, adding 
64,000 residents in the Municipality overall.  This 
would yield a population of 362,000 in the Mu
nicipality by 2040.  The majority of the additional 
residents (47,000 more people) would live in the 
Anchorage Bowl.

commerce and industry hub is forecast to drive 
an average annual employment growth rate of up 
to 0.9%, adding 44,000 jobs, yielding total em
ployment of 220,280 in the Municipality by 2040.   

The Anchorage 2040 Land Use Plan considers this 
growth scenario as its baseline forecast for land 
planning.  It also considers several lower and 
higher scenarios for growth given economic 

baseline forecast for population and employment 

is only one of several growth scenarios.  It is at 
the upper end of a range of “most likely” growth 
scenarios.  The Plan provides capacity to perform 
well under any of the most likely growth scenar

  

When considering future land needs in An
chorage, particularly in the middle of economic 
uncertainty, the Municipality can either plan for 
lower expectations of growth, or it can plan for 
a higher volume and types of growth it sees as 
preferable or optimal. 

The biggest risk faced by Anchorage as it plans 

but then realize unexpected higher growth.  That 
scenario would make current land capacity 
shortages and housing prices worse.  Alterna
tively, planning for desired growth and ensuring 
adequate land capacity does not worsen current 
shortage and cost problems.  If growth falls short 

237,000
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  Fig. 1-4. Population Growth Forecasts
 Municipality of Anchorage, 2015-2040
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Who Are We Planning For?  

The 2040 LUP provides for the people who live 
and work in Anchorage today, and for those who 
will make up Anchorage in 2040. This includes 
children and newcomers who will arrive for edu

nity composition in age, income, and household 
structures, recent Anchorage trends provide a 
general picture of the future population, includ
ing:

Accelerated growth in aging households and
smaller households with fewer children.
Continued evolution into one of the most
racially and ethnically diverse communities in
the U.S.
Diverse households and income levels that

more transportation choices.

A growing number of multigenerational
families and less transient population.

Over the next 25 years, more people will be in 
“starter home,” moderate income, or downsizing 
households.  As a result, people will be looking 
for smaller, more urban residences with walkable 
neighborhood amenities nearby.       

a “community of place,” where all people and 

activities share the same land space bounded by 
Cook Inlet, the Chugach Mountains, and military 
lands.  Land with residences on it—whether a big 
apartment building or a small house—is called 

shops, restaurants, warehouses, or factories is 
called .  Land that is awaiting de
velopment may be called , particularly if it 
has been untouched by development.  Land that 
has previously been developed but could see new 
uses of greater intensity, including potentially 
taller buildings, is called .  Land 
that is reserved or serves as outdoor recreation 
area is called .  How land uses relate 
to one another is often a source of considerable 

time and the supply of vacant land becomes more 
constrained.  

is an estimate of the 

velopment (homes, apartments, stores, factories, 
etc.) that could occur in a space under current 

pared to how much demand for development 
is likely from the population and employment 
growth forecasts.  This provides a basis for evalu

by market, zoning, and site characteristics and 
available infrastructure.

Housing Space Needs

units to meet the base case forecast population 

growth through 2040.  For a comparison, this is 
roughly the amount of housing existing today 
in all of Northeast Anchorage including Russian 
Jack Park, Northeast, and Scenic Foothills Com
munity Councils.   The 21,000 new households 
translates into a need for an average net gain 
of 840 housing units per year in the Anchorage 
Bowl, nearly triple the net gain of recent years.  

The Bowl no longer has a vacant land tract the 
size of Northeast available for new housing.  Its 
existing residential zoned vacant buildable land 
capacity is estimated to be 9,700 more housing 

construction densities were to continue.    

Commercially zoned lands provide some addi
tional housing capacity but do not close the def
icit.  Based on historical yields per acre, Anchor

capacity for an additional 700 housing units, 
bringing the total vacant land capacity estimate 
to 10,400 additional units.  The expected average 
housing yield is so low because under current 
conditions most commercial properties do not 
develop with housing.

Redevelopment of existing residential lots will 
also play a role.  Recent historical redevelopment 
rates and the characteristics of lots which redevel
oped from 2000 to 2015 indicate a redevelopment 
capacity of 2,500 additional dwellings, based on 
current zoning and development trends.  Figure 

and buildable vacant lands, the Anchorage Bowl 
as currently zoned has a total capacity shortfall 
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 Fig. 1-7. Housing Need and Land Capacity
                   Anchorage Bowl, 2015-2040
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moderate, baseline growth forecast.

The 2040 LUP also has the challenge of address
ing the need to provide both adequate industrial 
land and commercial land for future employment 
and business growth in Anchorage.  Commercial 




































































































































































































