Land Use Committee Resolution 06-__ Resolved that the Land Use Committee Chairman shall appoint a 3 member steering committee to solicit volunteers to form a committee to reevaluate and revise the Girdwood Area Plan as required by Anchorage Municipal Code 21.05.040.

The Land Use Committee Chairman appointed volunteers Carolyn Brodin, Tom Yeager and Ron Burson to act as the Steering Committee.
URL to AMC

http://www.municode.com/resources/gateway.asp?pid=12717&sid=2
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21.05.010 Adoption; scope of chapter.

A.   This chapter, and the documents incorporated in this chapter, constitute the comprehensive plan of the municipality.

(AO No. 85-165)

Charter references:  Comprehensive plan,§ 12.01.  


21.05.020 Purpose.

The purpose of the comprehensive plan is to set forth the goals, objectives and policies governing the future land use development of the municipality that guide the assembly in taking legislative action to implement the plan.

(AO No. 18-75; AO No. 82-85; AO No. 85-165; AO No. 2000-119(S), § 1, 2-20-01)

21.05.025 Repealed.

Editor's note:  AO No. 2000-119(S), § 2, adopted Feb. 20, 2001, repealed§ 21.05.025, which pertained to goals. See the Code Comparative Table.  


21.05.030 Elements.

The comprehensive plan consists of the following elements, which are incorporated in this chapter by reference. While they may be valid planning tools, plans or other elements that are not listed below or incorporated into the comprehensive plan elsewhere in this Code are not official elements of the comprehensive plan. If elements of the comprehensive plan conflict, the element most recently adopted shall govern.
A.   Anchorage Bowl.  

1.   Anchorage 2020, Anchorage Bowl Comprehensive Plan, February 20, 2001 (AO No. 82-85, AO No. 2000-119(S)).

2.   Anchorage Central Business District Comprehensive Development Plan, Fall 1983 (GAAB Resolution No. 73-46; AR 83-194(S)).1  

3.   Spenard Commercial District Development Strategy, June 1986 (AR No. 86-121; AO 87-145).

4.   Section 36 Land Use Study (recommending Alternative 2), March 1991. (AO 92-125).

5.   The Ship Creek/Waterfront Land Use Plan (dated May, 1991), including the Transportation Element (dated June 3, 1991). (AO 91-88, as amended by attachment of Assembly Information Memorandum (AIM) 178-91)

6.   Potter Valley Land Use Analysis (Ao 99-144).2  

7.   U-Med/Universities and Medical District Framework Mater Plan dated October 21, 2003. (AR No. 83-195; AO No. 2003-129, § 2, 10-21-03).3  

8.   Tudor Road Public Lands and Institutions Plan, April 1986 (AR 86-162).4  

9.   Utility Corridor Plan, February 27, 1990 (AO No. 90-13(S)).

B.   Turnagain Arm.  

1.   Turnagain Arm Comprehensive Plan, June 6, 1987 (AO No. 79-208; AO No. 85-16; AO No. 87-22).

2.   Girdwood Area Plan, February 1995 (AO No. 94-238(S); AO No. 98-176, § 1, 11-24-98).

3.   Glacier-Winner Creek Access Corridor Study Final Routing Report, December 1996 (AO 97-11).

4.   Girdwood-Iditarod Trail Route Study, May 1997 (AR 97-84).5  

5.   Girdwood Commercial Areas and Transportation Master Plan, February 20, 2001 (AO 2000-124(S) (as amended)).
C.   Chugiak, Eagle River, Eklutna.  

1.   Chugiak-Eagle River Comprehensive Plan, January 1993; amended by Alternative 1 of HLB Parcel 1-085 Land Use Study, March 1996 (AO No. 79-136, AO No. 92-133; AO No. 96-86, § 1, 6-25-96).

2.   Chugiak-Eagle River Long-Range Transportation Plan, 2002 Update, January, 2003 (AO No. 96-104, § 2, 8-13-96, AO No. 2003-128; AO No. 2003-128, § 2, 9-23-03)

3.   Eagle River Greenbelt Plan, April 1985 (AR No. 85-88).6  

4.   Eagle River Central Business District Revitalization Plan, (AO 2003-74).

D.   Environmental Quality.  

1.   Anchorage Coastal Zone Management Plan, July 1979 (AR No. 79-153; AO No. 81-3).

2.   Anchorage Wetlands Management Plan, April 1995 (AO No. 82-33(S); AO No. 84-16(SA); AO No. 84-130(S); AO No. 84-163; AO No. 95-129, § 2, 3-12-96).

3.   208 Area wide Water Quality Management Plan, August 1979 (AR No. 79-151, executive summary contained in AIM 147-79; AO 82-33(S)).7  

4.   Hillside Wastewater Management Plan,8  February 1982 (AO No. 82-52; AO No. 85-167; AO No. 85-168; AO No. 93-203; AO No. 97-64, § 1, 6-3-97; AO 98-78; AO No. 98-90, § 1, 8-18-98; AO No. 99-51, § 1, 3-23-99; AO No 2001-141(S), § 1, 10-23-01; AO No. 2004-150, § 1, 11-16-04).

5.   1992 Air Quality Attainment Plan for Anchorage, Alaska, December 19929  (AR No. 82-170; AR 92-279).

6.   Eagle River PM-10 Control Plan, September 1991 (AR No. 90-30; AR No. 91-197).10  

E.   Streets and Highways.  

1.   Official Streets and Highways Plan, August 1996 (AO 79-70; AO No. 83-200; AO No. 84-255; AO No. 86-132; AO No. 96-97(S), § 1, 8-13-96; AO No. 97-85, § 1, 6-3-97; AO No. 2000-122, § 1, 8-15-00).

2.   Street and Highway Landscape Plan, November 1981 (AO No. 81-180)1.

3.   2001 Anchorage Bowl Long-Range Transportation Plan. (AO No. 85-165; AR No. 98-25; AO No. 2001-75, § 2, 4-24-01).

F.   Parks, Greenbelts and Recreational Facilities.  

1.   Anchorage Park, Greenbelt and Recreation Facility Plan, December 17, 1985 (AO No. 85-188, AO No. 87-4).11  

2.   Area wide Trails Plan, January 1996 (GAAB Resolution No. RE 73-100);12  AO No. 78-203; AO No. 85-16; AO No. 96-140, § 2, 4-8-97)).

3.   Area wide Library Facilities Plan, April 1984 (GAAB Resolution No. R17-7113  AR No. 82-170).

4.   Updated Far North Bicentennial Park Plan (GAAB Resolution No. RE 74-128; AR No. 85-87; AO No. 2002-165, 12-10-02).14  

5.   Campbell Creek Park System Acquisition and Development Plan (GAAB Resolution No. R86-72).15  

6.   Chester Creek Greenbelt (AR No. 11-75).16  

7.   Rabbit Creek Greenbelt Plan, October 1986 (AM No. 882-79; AM No. 882-79A; AR No. 87-16).17  

(AO No. 18-75; AO No. 82-49; AO No. 85-165; AO No. 2000-119(S), § 4, 2-20-01; AO No. 2001-124(S), § 2, 2-20-01; AO No. 2002-68, § 1, 4-23-02; AO No. 2002-119, § 1, 9-10-02; AO No. 2003-74, § 1, 5-20-03; AO No. 2003-129, § 2, 10-21-03)

Editor's note:  It should be noted that the provisions of AO No. 2002-165 become effective March 10, 2003.  

Editor's note:  AO No. 2001-119(S), at section 9, provides that "elements of the comprehensive plan listed in Section 21.05.030 that were originally adopted by resolution are hereby ratified and confirmed, and for the purpose of the rules stated in Section 21.05.030 for interpretation of conflicting plan elements, shall be deemed to have been adopted on the date that they were adopted by resolution" and further provides the following information corresponding to the above footnotes:  

1  This plan was originally adopted by the 1976 Comprehensive Plan ordinance, but is superseded by implication by the 1983 plan. This ordinance (AO 2000-119(S)) repeals the plan adopted in 1976 and elevates the 1983 plan to an element of the comprehensive plan.

2  Previously enacted as an amendment to the Comprehensive Plan and herein codified.

3  Not previously listed as an express element of the Comprehensive Plan.

4  Not previously listed as an express element of the Comprehensive Plan, but was originally conceived as a sub element of the Far North Bicentennial Park Plan, which is a part of the Comprehensive Plan.

5  Previously included in published versions of Title 21 as an editor's note and herein elevated to a plan element.

6  Not previously listed as an express element of the Comprehensive Plan.

7  Refer to AMCR Chapter 21.67 for certain permitting requirements.

8  Accompanying Transition Area Standards Technical Report is superseded and otherwise codified by AMC 21.45.200 per AO 85-20.

9  Not previously an element of the Comprehensive Plan, but supersedes by implication the 1982 plan.

10  Not previously an element of the Comprehensive Plan.

11  This plan was adopted by the 1976 Comprehensive Plan ordinance, but is superseded by implication by the Anchorage Park, Greenbelt and Recreation Facility Plan. Historical research did not disclose the original enacting resolution or ordinance. AO No. 2001-119(S) officially acknowledges and approves the supersedence.

12  Borough Bikeways Plan was adopted by the 1976 Comprehensive Plan ordinance and not otherwise expressly revoked, repealed or superseded. However, it is superseded by implication by the Area wide Trails Plan. AO No. 2001-119(S) officially acknowledges and approves the supersedence.

13  The 1976 Comprehensive Plan adopted the Comprehensive Library Services and Facilities Plan (GAAB R17-71), which has been superseded by implication by the Area wide Plan. AO No 2001-119(S) officially acknowledges and approves the supersedence.

14  This plan was adopted by the 1976 Comprehensive Plan ordinance and should remain listed as its removal may affect the federal and state patents under which the Municipality holds title to the property.

15  Not previously adopted as part of the Comprehensive Plan and not otherwise revoked, repealed or superseded.

16  Adopted by the 1976 Comprehensive Plan ordinance and not otherwise revoked, repealed or superseded.

17  Not previously an element of the Comprehensive Plan.


21.05.040 Procedure for modification.

A.   Review by planning and zoning commission.  The planning and zoning commission shall review and make recommendations regarding a proposed modification to the comprehensive plan before the assembly may act on the proposed modification. Before making a recommendation under this section, the planning and zoning commission shall hold at least one public hearing on the proposed modification.  

B.   Levels of review.  The comprehensive plan and its elements were developed around a given set of community attitudes and economic and demographic data and trends. To account for possible changes in these factors, it is necessary to establish a process for plan review and reevaluation. Because this review need not necessarily result in the complete revision of the plan, three levels of review are provided for:  

1.   Plan revision.  The plan must be reviewed and revised at least once every 20 years, preferably following the decennial census.  

2.   Plan reevaluation.  A reevaluation of the major trends and policies of the comprehensive plan must occur ten years from the time of its initial adoption. If major deviations from those trends anticipated in the initial plan are not identified, a complete revision of the plan is not required. If major deviations are noted in this reevaluation, a revision of the plan is warranted and shall be initiated.  

3.   Plan review.  The plan may be reviewed once every five years, or at the time of an area wide rezoning, in order to make it consistent with economic and demographic trends, recent and proposed land use decisions, and adopted studies and plans.  

(AO No. 79-208; AO No. 82-33(S); AO No. 82-85; AO No. 85-165; AO No. 2000-119(S), § 5, 2-20-01)

21.05.050 Land use classifications.
A.   The land use classifications in the comprehensive plan are categories of complementary land uses. These land use classifications constitute the comprehensive plan's functional land use classification system, which guides the municipality's entire land use regulation system.

B.   The land use classifications in the comprehensive plan have the following purposes:
1.   To provide a balanced, compatible land use mix, including a range and placement of land use activities deemed necessary to community well-being;

2.   To separate incompatible uses and minimize conflict between land uses;

3.   To provide appropriate land use allocations, by category, in keeping with a realistic assessment of area wide and localized community needs;

4.   To ensure the continued physical, social and economic vitality of each community within the municipality;

5.   To provide incentives for reinvestment by the private sector to achieve stated community objectives; and

6.   To accommodate changing social, technological and economic conditions.

C.   The land use classifications in the comprehensive plan include the following:

1.   Residential.  This classification is for areas substantially developed for residential purposes and expected to remain residential for the duration of the comprehensive plan, and vacant areas best suited to residential development. The density of development in the residential classification is governed by the residential intensity maps of the comprehensive plan. The plan shall be implemented to enhance the quality of existing residential areas undergoing redevelopment.  

2.   Commercial.  This classification is for areas substantially developed for commercial purposes and expected to remain commercial for the duration of the comprehensive plan, and vacant areas best suited to commercial development. The use of, and development criteria for, a particular site shall depend upon the character of surrounding land uses, the availability of public services and facilities, and environmental considerations. The land use classification maps do not depict all locations for neighborhood commercial areas. Those locations shall be determined through zoning map amendments in accordance with the policies for those areas in the comprehensive plan, and the statement of intent for the applicable use district.  

3.   Industrial.  This classification is for areas substantially developed for industrial purposes and expected to remain industrial for the duration of the comprehensive plan, and vacant areas best suited to industrial development. The use of, and development criteria for, a particular site shall depend upon the character of surrounding land uses, the availability of public services and facilities, environmental considerations, and any applicable performance standards.  

4.   Commercial-industrial.  This classification is for areas substantially developed for commercial-industrial purposes and expected to remain commercial-industrial for the duration of the comprehensive plan, and vacant areas best suited to commercial-industrial development. The use of, and development criteria for, a particular site shall depend upon the character of surrounding land uses, the availability of public services and facilities, and environmental considerations. This classification reflects the policy for related and compatible commercial and industrial uses to develop along arterials.  

5.   Public lands and institutions.  This classification is for areas substantially developed for active public and institutional uses, and vacant areas designated for future public and institutional uses.  

6.   Environmentally sensitive land.  This classification is for environmentally sensitive land within the Turnagain Arm and Chugiak-Eagle River areas, including saltwater marshes, critical wildlife habitats, freshwater marshes, high value wetlands, floodplains, unstable soils, historical and archaeological sites, tidal creeks and flats, bedrock areas and steeply sloped lands. In steeply sloping areas, development shall be consistent with such constraints as glaciation, erosion, slope stability, avalanche outfall chutes, watershed protection and soil percolation. Privately owned land in this classification is designated for residential uses at densities in accordance with the standards of the R-10 use district. In other environmentally sensitive areas, development shall be limited to open space or passive recreational uses, provided that floodplain and wetland areas may be developed at low rural residential densities or in cluster development patterns which place improvements on environmentally suitable land. Such development shall be subject to a site analysis of soils, foundation conditions, slope and hydrology, and, for wetland areas, a study of measures necessary to maintain or restore the original hydrologic cycle.  

7.   Mixed use.  This classification is for those areas intended to have a mix of residential commercial, institutional, open space or light industrial uses. A mixed use designation on the map does not prescribe particular proportions for each of these uses, but rather indicates that some amount of each use may be present in the area. A mixed use area may contain a mix of uses. The mixed use classification is for large tracts of land which are under unified ownership or development control and which are suitable for a mix of uses when proposed as part of a total, integrated development project with a coherent physical design. Such projects may be phased and may be required to include provisions for trail corridors, stream protection, buffering, utilities, parks and open space, and other appropriate amenities. It is anticipated that various uses such as office, commercial, institutional and residential development, including both large lot and small lot residential development, may be combined in a development project.  

8.   Commercial recreation.  This classification is for those areas that have or may have a primary or secondary relationship to a recreation resource. Commercial recreation may be developed by either profit or nonprofit entities.  

(AO No. 18-75; AO No. 79-136; AO No. 79-208; AO No. 77-355; AO No. 82-85; AO No. 85-16; AO No. 85-165; AO No. 92-133; AO No. 2000-119(S), § 6, 2-20-01)


21.05.060 Residential densities.
For areas classified residential, residential density ranges are designated on the residential intensity maps. These densities are expressed in terms of dwelling units per gross acre. A gross acre includes the area of both current and future rights-of-way and easements. The density ranges designated on the residential intensity maps indicate the total number of dwelling units in a contiguous geographic area for the purposes of facility planning and as an indication of the overall distribution of population and of desired housing types. The exact level of density for a particular site shall be determined, subject to the standards in Section 21.05.080.C.4.b., at the time of rezoning, conditional use approval or plat approval. Both initial development and redevelopment are subject to the density designations on the residential intensity maps.

(AO No. 18-75; AO No. 79-136; AO No. 79-208; AO No. 77-355; AO No. 82-85; AO No. 85-16; AO No. 85-165)


21.05.070 Implementation--Generally.
The elements of the comprehensive plan shall be implemented as provided in Sections21.05.080through21.05.150, and as provided in the remainder of this title.

(AO No. 85-165)


21.05.080 Implementation--Anchorage 2020 Anchorage Bowl Comprehensive Plan.
A.   Implementation of current plan.  The goals, policies and objectives of the Anchorage 2020 Anchorage Bowl Comprehensive plan will be implemented through a series of land use plans and functional plans. In addition, the Anchorage 2020 Anchorage Bowl Comprehensive Plan will be implemented by amendments to this title.  

B.   Applicability of former plan.  The Generalized Land Use Plan and the Residential Intensity Plan in the 1982 Anchorage Bowl Comprehensive Development Plan shall remain elements of the comprehensive plan for the Anchorage Bowl, but only to the extent not in conflict with the Anchorage 2020 Anchorage Bowl Comprehensive Plan or until repealed or superseded by subsequent ordinances, including adoption of future plans.  

C.   Transition.  Until more specific implementation strategies or plans for the Anchorage 2020 Anchorage Bowl Comprehensive plan are adopted, the approving authority shall review an application for an entitlement for conformity to the plan in accordance with the following hierarchy and procedure:  

1.   The approving authority may approve an application for an entitlement only if it does not conflict with the goals, policies and objectives of the Anchorage 2020 Anchorage Bowl Comprehensive Plan.

2.   If in conformance with the plan goals, policies and objectives, the approving authority must then determine if the application is in conformance with the Land Use Concept Plan, where applicable.

3.   Where the Land Use Concept Plan is not applicable, the approving authority may approve an entitlement only if the approving authority also finds that the application is consistent with the other applicable elements listed in 21.05.030.

4.   Where not governed by the Land Use Concept Plan or the elements listed in 21.05.030, the approving authority may approve an entitlement only if the approving authority finds that the application is consistent with the 1982 Generalized Land Use Plan and the Residential Intensity Plan.

a.   Generalized Land Use Plan.  Entitlements shall conform to the Generalized Land Use Plan, except where the approving authority finds one of the following:  

1.   Existing uses that do not conform to the Generalized Land Use Plan are integrated compatibly into the area;

2.   The proposed use may be made compatible with conforming uses by special limitations or conditions of approval concerning such matters as access, landscaping, screening, design standards and site planning; or

3.   The proposed use does not conflict with the Anchorage 2020 Anchorage Bowl Comprehensive Plan goals and policies pertaining to the surrounding neighborhood or the general area. Entitlements at a boundary between land use categories shall be subject to design standards that will make the entitlement compatible with land uses in the adjacent land use category.

b.   Generalized residential intensity map.  

1.   The densities on the Generalized Residential Intensity Plan refer to the range of dwelling units per gross acre within a large contiguous area. Residential density within smaller areas under common ownership, particularly those with wetlands or marginal soils or requiring transitional space, may exceed the density designated on the generalized residential intensity map. However, adequate internal circulation, open space and transitional space or buffering shall be provided. The average density of the small area, including the areas devoted to open space and buffering, shall not exceed the density designated on the generalized residential intensity map.

2.   Entitlements shall conform to the generalized residential intensity maps, interpreted in accordance with subsection 1. of this subsection, except where the approving authority finds that:

(a)   A greater residential intensity does not alter the plan for the surrounding neighborhood or general area, because of one of the following:

(1)   Development is governed by a cluster housing, planned unit development or planned unit development site plan;

(2)   The area is near an existing high-density node, and, through approval of a zoning map amendment, has been determined to be appropriate for development at a greater intensity to concentrate housing at a focal location; or

(3)   The area is adjacent to a neighborhood, community or regional shopping center, or to a principal transit corridor.

(b)   A less or residential intensity would provide a clear and overriding benefit to the surrounding neighborhood.

(c)   The proposed residential density does not conflict with the Anchorage 2020 Anchorage Bowl Comprehensive Plan goals and policies pertaining to the surrounding neighborhood or the general area.

c.   Parcels near boundaries.  Because the comprehensive plan is necessarily generalized, entitlements at or within 500 feet of boundaries in the Generalized Land Use Plan and Generalized Residential Intensity Plan shall be treated as follows: Areas clearly within a particular classification shall follow the standards of that classification. The classification of areas at or near boundaries on the Generalized Land Use Plan and Generalized Residential Intensity Plan shall be interpreted in accordance with the goals, policies and objectives of the Anchorage 2020 Anchorage Bowl Comprehensive Plan, provided that interpretation shall not be a basis for cumulative encroachment.  

5.   The decision of the approving authority shall include findings applying the above hierarchy as necessary to determine whether to approve, approve with conditions, or disapprove an application for an entitlement under the procedure in this subsection.

(AO No. 18-75; AO No. 79-136; AO No. 79-208; AO No. 77-355; AO No. 82-85; AO No. 85-58; AO No. 85-165; AO No. 2000-119(S), § 7, 2-20-01)


21.05.090 Implementation--Eagle River-Chugiak-Eklutna Comprehensive Plan.

Zoning map amendments, conditional uses and subdivisions shall conform to the land use and residential intensity classification maps of the Eagle River-Chugiak-Eklutna Comprehensive Plan, except where the approving authority finds that the application meets the standards of Section 21.05.080.C, D and E.
(AO No. 79-136; AO No. 85-23; AO No. 85-165)


21.05.100 Implementation--Turnagain Arm Comprehensive Plan.
Zoning map amendments, conditional uses and subdivisions shall conform to the land use plan maps of the Turnagain Arm Comprehensive Plan, except as provided in Section 21.40.117.

(AO No. 79-208; AO No. 82-162; AO No. 85-16; AO No. 85-165)


21.05.110 Implementation--Transition (T) district.

The transition district (T district) which encompasses parts of the Anchorage Bowl and Eagle River-Chugiak-Eklutna areas is inadequate to serve the increased pressure for development within these areas. Interim development of these areas, including the issuance of land use or building permits, shall proceed in accordance with the land use and residential classification maps of the areas' comprehensive plans. The standards of Section 21.05.080shall be followed for all subdivision plats, conditional uses or rezoning actions. Initial area wide zoning shall be based upon the comprehensive development plan, including but not limited to the plan maps.

(AO No. 79-136; AO No. 85-23; AO No. 85-165; AO No. 88-59(S))


21.05.115 Implementation--Anchorage Wetlands Management Plan.

A.   Municipal programs.  The following municipal programs and activities shall be undertaken in conformity with the Anchorage Wetlands Management Plan:  

1.   Municipal capital facility programming as expressed in the capital improvement plan.

2.   Municipal management and disposal of the state lands selected under AS 29.18.210--29.18.213.

B.   Municipal zoning and platting actions.  

1.   Municipal zoning and platting actions taken under this title shall be consistent with the Anchorage Wetlands Management Plan. It is the intent of the municipality that wetlands designated "A" in Table 2 will be protected as indicated in that table and in Chapter 4 of the Anchorage Wetlands Management Plan.

2.   The provisions of AMC 21.80.100-110 may be applied to plats showing development of wetlands designated "A" under the plan where fee simple acquisition is required by the plan. If at the end of the 15-month period for acquisition provided by AMC 21.80.110, the "A" wetlands have not been acquired, by mutual agreement of the property owner and the municipality, the reserve tract designation may be extended, in consideration of which agreement the municipality shall pay an amount equal to the taxes accumulated on the property for the period of reservation. If the municipality and the property owner do not agree on an extension of the reserve tract designation, the property owner must obtain a Section 404 permit required by the Federal Clean Water Act of 1972, as amended, before submitting a plat for that property. In conducting the Section 404 review, the "A" Wetlands-Management Guidelines and Implications found in Section II.B. of the Wetlands Management Plan shall be applied.

3.   Any development of a "A" wetland allowed by the platting authority after a developer has acquired a Section 404 permit shall be conditioned on use of the recommended mitigation techniques to the maximum extent practicable.

4.   In order to maximize protection of wetlands designated "B," in addition to the criteria normally considered in subdivision and conditional use applications, the platting authority or the planning and zoning commission must, prior to approval, make explicit findings that:

a.   The proposed design and placement of roadways, utility lines and structures will not interfere with the natural drainage function indicated in the required hydrologic studies or that such interference can be adequately mitigated to maintain the natural drainage function.

b.   The soils in the area proposed for development will adequately support roadways and structures, or that properly designed roads and foundations will be provided.

c.   Habitat areas identified in the required habitat studies will be adequately protected.

Maintenance of open space in its natural state shall be required where the platting authority or the planning and zoning commission determines that such maintenance is necessary to protect the hydrologic and habitat values of wetlands on the property being developed or on adjacent property. Areas where open space is to be preserved in its natural state shall be indicated on the plat or approved site plan. The platting authority and planning and zoning commission may require such land development techniques and such additional conditions as may be appropriate to carry out the intent of the wetlands plan, taking into consideration information required by Section 21.15.110.C or 21.15.030.C.3 and such other wetlands studies as may be relevant.
5.   Whenever practicable, the platting authority or the planning and zoning commission shall include the recommended construction mitigation techniques and conditions and enforceable policies in Table 2 when approving plats or conditional use permits in wetlands designated "C" under the plan.

C.   Application of plan to approved projects.  

1.   Conditional uses and preliminary plats approved prior to April 1995, the date of adoption of the revised Anchorage Wetlands Management Plan, shall not have additional conditions imposed upon them as a result of requirements of the plan except as follows:

a.   The "A" designation shall apply regardless of prior approvals;

b.   Approved plats or conditional uses in wetlands which are returned to the platting authority or planning and zoning commission for major amendment may be examined for conformity with plan goals and enforceable policies.

(AO No. 82-33(S); AO No. 85-165; AO No. 95-129, § 3, 3-12-96)


21.05.120 Implementation--Hillside Wastewater Management Plan.

The Hillside Wastewater Management Plan recommends extension of the public sewer system to the areas shown on sheets 1 and 2 of map 9 of the plan. Extension of the public sewer system into these areas will make possible higher density development than is allowed by the present zoning. To protect neighboring lower density developments existing as of the date of adoption of the Hillside Wastewater Management Plan, any rezoning of property within the sewerage area shown on map 9 from lower to higher density shall be allowed only with special limitations which address the issues of buffering, internal circulation, drainage and protection of vegetation as required under Section 21.45.200.
(AO No. 82-52; AO No. 85-20; AO No. 85-167; AO No. 85-168; AO No. 85-165)


21.05.130 Implementation--Coastal Zone Management Plan.

The following elements of the Anchorage Coastal Zone Management Plan, dated July 1979, are adopted as elements of the comprehensive plan:

A.   Material on page 28 entitled "Anchorage Coastal Zone Management Boundary."

B.   Section entitled "Areas Meriting Special Attention" (pages 29--39).

C.   Section entitled "Coastal Management Policies and Goals" (pages 41--51), with the exception that the recommended policies under the heading "Selected Freshwater Marshes, Wetlands and Coastal Marshes" (page 46) shall read:

"6. Planning, programming and construction activities of the municipality shall recognize and consider the natural functions and values as delineated in the Anchorage Wetlands Management Plan.

"7. In wetlands identified for development, appropriate mitigation techniques, as specified in the Anchorage Wetlands Management Plan, shall be used to the maximum extent practicable.

"8. All public works activities such as transportation projects, utilities, sewers and drainage activities shall avoid or minimize any identified adverse impacts upon freshwater marshes and wetlands to the maximum extent practicable.

"9. Natural functions and values identified for freshwater marshes and wetlands in the Anchorage Wetlands Management Plan shall be protected as indicated therein."

D.   Section entitled "Recommendations" (pages 55--57).

E.   Map 12, Vol. I and Map 12, Vol. II entitled "Coastal Management Zone: Preservation" found in the Anchorage Coastal Resource Atlas, with the exception that the designation of freshwater marshes and wetlands for preservation is superseded by wetlands designated "A" and shown on Map Figures 3, 4, 5, 6 and as further described in Table 2 of the Anchorage Wetlands Management Plan.

F.   Map 13, volume I, and map 13, volume II, entitled "Coastal Management Zone: Conservation and Utilization," found in the Anchorage Coastal Resource Atlas.

G.   The Anchorage Wetlands Management Plan supersedes the Anchorage Coastal Management Plan for freshwater wetlands within the coastal management boundary.

(AO No. 85-165; AO No. 95-129, § 4, 3-12-96)


21.05.140 Implementation--Spenard Commercial District Development Strategy.

A.   The Spenard Commercial District Development Strategy should be used as the basis for the development and redevelopment of private and public lands adjoining Spenard Road between Minnesota Drive and International Airport Road. It shall also provide the basis for public investment decisions and the development of public-private institutional and financial mechanisms, and for land use and public facility regulatory reviews.

B.   All municipal zoning, platting and public facility decisions should use, as agreed to, to the maximum extent practicable, the policies and objectives of the Spenard Commercial District Development Strategy. All rezonings shall identify an effective date.

C.   All municipal decisions involving state, federal and municipal regulatory permitting programs, the design and development of public facilities, and decisions involving easements and right-of-way acquisition should use, as agreed to, to the maximum extent practicable, the Spenard Commercial District Development Strategy.

D.   A site plan depicting the proposed uses, structures and associated site design features shall be provided as part of the application for any rezoning or conditional use application within the area affected by the Spenard Commercial District Development Strategy. All rezonings and conditional use applications shall, in addition to Code submittal requirements, provide an analysis of the relationship of the proposed structures and uses to the development strategy, and, specifically, to its site planning and architectural guidelines.

E.   Pre-application conferences shall be required for all rezonings and conditional use applications, and shall review the proposed project and uses in relationship to the development strategy.

(AO No. 87-145)


21.05.150 Implementation--Chugiak-Eagle River Transportation Plan.

The Official Streets and Highways Plan portion of the Chugiak-Eagle River Transportation Plan (Chapter 9), classifies roadways as either collectors, arterials, or freeways.  Title 21utilizes sub classifications of this system. For purposes of clarification the following conversion table shall be used:

TABLE INSET:

	Chugiak-Eagle River Transportation Plan   
	Title 21   

	Collector   
	Class IB Collector   

	Arterial   
	Class III Arterial   


(AO No. 96-104, § 3, 8-13-96)


21.05.155 Procedure for creating and adopting a neighborhood or district plan.
A.   Purpose and Authority.  

1.   Purpose.  Neighborhood or district plans shall be guided by the elements of the Comprehensive Plan, as defined in Section 21.05.030. Neighborhood or district plans should give specificity to the goals, objectives, policies, and strategies of the Comprehensive Plan. These plans shall supplement and elaborate on the Comprehensive Plan. The goal of a neighborhood or district plan is to promote the orderly growth, improvement, and future development of the neighborhood, community, or municipality.  

2.   Authority.  These procedures and minimum standards are established for the creation and review of plans for the development, growth, and improvement of the municipality, its neighborhoods and communities. The plans may be sponsored by the Mayor, the Assembly, the Planning and Zoning Commission (the "Commission"), the Planning Department (the "Department"), the Community Development Division, or upon the express approval of the Assembly by resolution, any Community Council or group of Councils, or other groups or organizations representing the broad public interest recognized by the Assembly to sponsor a neighborhood or district plan (hereafter called the "sponsor").  

In order to obtain the approval of the Assembly, as a sponsor, any Community Council, group of councils or other groups or organizations shall request a resolution from the Assembly authorizing them to proceed with the development of a neighborhood or district plan. The group shall demonstrate, to the reasonable satisfaction of a majority of the Assembly, that they represent the broad public interest necessary to successfully develop a plan; that they have read and understand the requirements of this ordinance; that their proposed plan will comply with the standards set forth in this ordinance; and that they have sufficient financial resources and a sufficient level of knowledge and expertise to warrant the expenditure of public resources as provided herein.

3.   Policy Guidance.  An adopted plan shall be an element of the Comprehensive Plan and shall serve as a policy to guide subsequent actions by municipal agencies. The Assembly and the Commission shall consider adopted plans in review of land use, zoning actions, and capital improvement programs, where consideration is consistent with the Charter, the Comprehensive Plan, and general law. Agencies shall consider adopted neighborhood or district plans as guidance for actions, whether or not actions are subject to Commission review. The existence of an adopted neighborhood or district plan shall not preclude the Assembly, any municipal department or agency, or any board or commission of the municipality from developing other plans or taking actions not contemplated in the neighborhood or district plan affecting the same geographic area or subject matter.  

B.   Plan Submission.  

1.   Initiation Meeting.  The sponsor of a plan shall meet with the Department at the initiation of the planning process to discuss and clarify content requirements, scheduling, and other relevant issues. Periodically, the Department shall report to the Commission, and to the Assembly by an Assembly Information Memorandum requiring no further action, on the progress of neighborhood or district plans underway.  

2.   Work Program.  Following the Initiation Meeting, the sponsor shall prepare a Work Program which shall be submitted to the Department for approval. The Work Program shall include a project schedule, a proposed Table of Contents, a proposed public participation plan, and at least three milestones at which times the sponsor shall meet with the Department.  

3.   Submission.  Twenty printed copies along with an electronic version of all proposed plans shall be submitted to the Planning Department, 4700 Bragaw Street, Anchorage, Alaska 99507. The submission shall include the name(s) and address(es) of the person(s) designated by the sponsor to be its representative(s) in any discussions of the plan.  

C.   Threshold Review and Determination.  

1.   Department Review and Determination.  Within 90 days of the submission of a plan, the Department shall review the plan and determine whether the plan meets the standards for form, content and for consistency with sound planning, as set forth in subsection D.1. below.  

a.   If the Department determines that the plan does meet the threshold standards of subsection D.1.d., the Department shall distribute the plan for public review and Commission public hearing as described in subsection E.1.

b.   If the Department determines the plan does not meet the threshold standards of subsection D.1., the staff shall provide written notification to the sponsor of all deficiencies with respect to form, content, process and any changes, additions or deletions which, in the opinion of the staff, may correct such deficiencies. The sponsor may indicate its willingness to make such changes, additions, or deletions. Only in such event may the sponsor be permitted to continue with the plan.

2.   Coordination of Plan Review.  The Department may determine, despite a finding of appropriate form, content and sound planning policy, a proposed plan should not immediately proceed, due to other municipal planning efforts underway which should be coordinated with the plan. In such a case, the Department shall develop an appropriate timetable for distributing the plan for public review and Commission public hearings.  

D.   Standards.  

1.   Form and Content.  The form and content of all proposed plans shall be consistent with the following:  

a.   The plan shall state its sponsoring entity or entities and the names of the individuals who participated in the development of the plan.

b.   A plan shall enhance or implement goals, objectives, policies, and/or strategies of the Comprehensive Plan and provide further detail and specificity. A plan may take the form of a master plan or targeted plan.

(1)   A master plan for a neighborhood, district, or other geographic area of the municipality may combine elements related to housing, industrial and commercial uses, transportation, land use regulation, open space, recreation, cultural features, health, economic vitality, community facilities and other infrastructure.

(2)   A targeted plan may consider one or a small number of elements of neighborhood, district, or municipal-wide problems or needs, and shall focus on issues related to the use, development, and improvement of land within the plan study area.

c.   A plan shall not be limited to a single zoning district or a specific parcel in private ownership. A plan shall cover an identifiable, cohesive geographic area or neighborhood.

d.   Plans shall be presented in clear language and coherent form with elements, chapters, or sections organized in logical sequence.

e.   Plans shall state goals, objectives, or purposes clearly and succinctly. Policy statements or recommendations shall contain documentation and explanation of the data, analysis, or rationale underlying each. Plans shall analyze and propose policies to address identified problems.

f.   A plan shall contain, as applicable:

(1)   Inventories or description and analysis of existing conditions, problems, or needs; projections of future conditions, problems, or needs; and recommended goals and strategies to address those conditions, problems, or needs.

(2)   Alternatively, or concomitantly with the elements described above, a plan may also contain a vision for a future end state and a strategy(ies) for achieving it.

The level of detail and analysis shall be appropriate to the goals and recommendations presented in the plan. The information and analysis relied upon to support the recommendations shall be sufficiently identified to facilitate later plan review, including accuracy and validity of the information and analysis. Supporting information may be contained in the form of narrative, maps, charts, tables, technical appendices or the like.

g.   A plan shall contain a land use plan map for the geographic area encompassed by the plan. The land use plan map shall propose appropriate land use categories, which generally include: residential, commercial, industrial, institutional, transportation, community facilities, parks, and natural open space. The land use plan map may provide more specificity than the general categories.

h.   Plans shall be accompanied by documentation showing public participation in the plan formulation and preparation. Public outreach, such as surveys, workshops, hearings, or technical advisory committees, is recommended as a tool for community support and consensus, in addition to Department, Commission, and Assembly approval.

2.   Sound Planning Policy.  

a.   All plans, regardless of form and content, shall include discussion of:

(1)   Its long-range consequences;

(2)   Impact on economic and housing opportunity for all persons, particularly low- and moderate-income, and persons with disabilities;

(3)   Provision of future growth and development opportunities;

(4)   Ability to improve the physical environment; and

(5)   Effect on the geographic distribution of municipal facilities.

b.   A plan shall set forth goals, objectives, purposes, policies, strategies, and/or recommendations within the legal authority of the municipality.

c.   A plan considering issues under the jurisdiction of specific municipal or state agencies shall disclose all agency comments.

d.   A plan shall analyze its relationship to applicable policy documents, including all adopted elements of the Comprehensive Plan, as well as its relationship to adjoining neighborhoods and other areas.

e.   A plan shall solicit input from residents, local businesses, agencies and non-profit organizations local to the neighborhood and demonstrate it has considered these comments on their merits.

E.   Plan Distribution and Review.  

1.   Plan Distribution.  When, pursuant to subsection C.1. above, a plan is ready for public review, the Department shall, within 30 days of its determination, provide copies of the plan simultaneously to all municipal and state agencies with jurisdiction over elements of the plan, and to all Community Councils. The Department shall also make copies available to the general public at City Hall and the Planning and Development Center, and post the plan on the Department website.  

2.   Public, Agency, and Community Council Review.  Each Community Council may conduct its own review of the plan. Within a period of 120 days following receipt of the plan, the Community Council may provide written recommendation(s) to the Department and the sponsor.  

Members of the public and other municipal or state agencies may provide written comments to the Department during the 120-day review period.

3.   Department Review.  When the Department is not the sponsor of a plan, it shall review the plan during the 120-day review period, and prepare a staff report and recommendation for the Commission. The Department shall consider the neighborhood, community, and municipal-wide impacts and the long-term effects of the actions or policies recommended by the plan. The Department shall also consider the impact of the plan on economic and housing opportunity, future growth and development, and the physical environment, including the consistency of the plan with other adopted plans.  

F.   Planning and Zoning Commission Review.  

1.   Schedule for Review.  At the conclusion of the 120-day review period, the Commission shall schedule a public hearing within 60 days following the final day of the public review period.  

2.   Public Hearing.  Notice of the public hearing shall be given in accordance with Section 21.15.005.  

3.   Commission Recommendation.  The Commission shall vote, within 60 days following the close of the public hearing, to recommend approval, approval with modifications, remand to the sponsor, or disapproval of the plan. In reviewing the substance of the plan, the Commission shall consider the neighborhood, community, and municipal-wide impacts and the potential long-term effects from the actions or policies recommended by the plan. The Commission shall consider the impact of the plan on economic and housing opportunity, future growth and development, and the physical environment, including consistency of the plan with other adopted plans, and any other pertinent adopted neighborhood or district plans. Any modifications recommended by the Commission shall be consistent with the standards for form, content and sound planning policy, as set out in subsection D.1. above.  

4.   Commission Findings.  The Commission's recommendation shall include findings describing its considerations and providing explanation for its determination. The findings may include recommendations for the implementation of plan elements. The recommendation shall be transmitted to the Assembly for final approval.  

G.   Assembly Adoption.  

1.   Transmission to Assembly.  The Commission's recommendation shall be transmitted to the Assembly for introduction within 45 days of the Commission recommendation. The Assembly shall schedule a public hearing not more than 45 days after introduction.  

2.   Public Hearing.  Notice of the public hearing shall be provided and the hearing conducted in accordance with Chapter 2.30.  

3.   Assembly Decision.  Within 45 days of the close of the public hearing, the Assembly shall either:  

a.   adopt the plan;

b.   adopt the plan with modifications;

c.   remand the plan to the Commission; or

d.   not adopt the plan.

If the Assembly adopts the plan with modifications, the modifications shall be consistent with the standards for form, content and sound planning policy, as set out in subsection D.1. above. If the plan is adopted, either as proposed or with modifications, it shall become an element of the Comprehensive Plan as described in Section 21.05.030.

H.   Review and Revision.  

1.   Revision of Plans.  A plan shall be reviewed by the Department concurrent with the review of the comprehensive plans as otherwise provided in this title to determine if the plan is consistent with the Comprehensive Plan. If the sponsor shows a major change of circumstances in the neighborhood or district, the sponsor may request a review of the plan before the end of any ten-year period. Any revisions shall be presented for adoption as an amendment to the plan, in accordance with the procedures set forth herein.  

(AO No. 2005-73(S), § 1, 9-27-05)

GCA / LUC Girdwood Area Plan Review and Revaluation Committee
(  (GL GAP R&R Committee)  (
Committee Mission

Review, reevaluate and revise the Girdwood Area plan to ensure consistency with the community’s reality, visions and desires for the future of Girdwood Valley.
Committee Structure

· Appoint Chm and Scribe – the chm should have strong democratic leadership experience and ability
· Accommodate eventuality of subcommittees to investigate specific issues - Subcommittees such as:
· Separate subcommittees with “expertise” to review GAP specific sections for needed revision, accuracy while searching for any apparent areas of conflict with other documents that may need to b changed to be consistent with GAP
· Specific sub-committee to liaison with municipality 
· secure funding from Muni for process
· Sub-committee to organize community work sessions for sub-committees and for core committee
· Survey sub-committee

· Workshops sub-committee

· Education sub-committee

· Review of specific sections of GAP sub-committee

· Other issues sub-committee

Elements
· Committee philosophy should be to be inclusive of all “factions” of the community

· Committees should be open and flexible in their mission and assigned tasks to the extent that’s reasonable

· All meetings should be open to the public and encourage wide-spread participation

Reports required

To GCA / LUC regular monthly agenda item
To GBOS - regular monthly agenda item

To Community - 

· Bulletin Boards - 

· Mailings – printing - muni 

· Surveys - 

Other Considerations

· Invite KEUL to broadcast mtgs

· Doug Wu – Girdwood TV

· Ask KEUL for public service announcements

· Frequency of meetings

· Determined by committee and each of its subcommittees
· Report Content

· Public meetings

· Executive meetings

· all volunteers should (initially, at least) serve on the core committee, then resources shuffled as needed
· committees – number and duties – proposed starting mbrs - duties
· Diverse community – wide spread community views 
· Number of members of sub committees

· Establish goals

· Progress Schedule
Advertising for volunteers 
Girdwood needs you!  At its regular meeting on March 16, the Girdwood Community Association / Land Use Committee passed a resolution to form a committee to reevaluate and revise the Girdwood Area Plan as required by Anchorage Municipal Code 21.05.040.  Please volunteer for this very important community directed process to reevaluate, review, and revise the Girdwood Area plan to insure consistency with the community’s reality, visions and desires for the future of Girdwood Valley. The first meeting of this committee is planned for Aril 10th, beginning at 7 pm in Glacier City Hall.  Contact Carolyn Brodin at 783-2818 or email carolyn_brodin@hotmail.com for more information or to volunteer. 
