
Transit Supportive Development Overlay
PZC Cases 2025-0030 and 2025-0034



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

an efficient transportation system. 



• Lots as small as 1400 square feet.

• 75' heights (aka 6 stories).

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

• Allows limited mixed-uses. Copies the commercial uses currently 
allowed in R4-A, with an additional limitation that the commercial 
use cannot be greater than 2000 square feet per lot.

• Flexibility in design

TSDO Allows



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

• Existing natural resource protections or landscaping 
requirements

TSDO Preserves



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

• Called for in our Comprehensive Plans since 2001. 

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

• More efficient land use, including more choices for housing.

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

• Supports small, local businesses and mixed-use neighborhoods



Atlanta, GA



Arlington, VA



Excerpts of community comments so far



Support from Adopted Plans



2001



2017



2024



The Map



Transit Supportive overlay in online 
2040 LUP map

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



Transit Supportive overlay in online 
2040 LUP map

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



Why these boundaries?

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

• Include existing bus routes & opportunity zones

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

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

• Added or removed parcels for contiguity. 



Overview of dimensional standards



Allows full use of each lot



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



9,000 SF lots off Muldoon road

Current R-2D 
developable envelope

Proposed TSDO 
developable envelope



Chicago Area



Chicago Area



Seattle Area



Minneapolis, MN



Corvallis, OR



Waives design standards and difficult-to- implement height transitions



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

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

Concept subdivision off A Street



Protects Natural Areas



Limits Non-residential & Drive Thrus



• To promote mixed use, the TSDO allows the same non-residential 
uses as R4-A, Anchorage’s main mixed-use residential zone.

• Feedback on the use-table is welcome.

• Key:
• P = allowed by right
• C = requires a conditional use permit
• S = Administrative Site Plan Review
• M = Major Site Plan Review

Allowed uses: Based on R-4A



Use Standards in PZC 2025-0030
Use Category Use Type TSDO
Household Living Dwelling, mixed-use P

Dwelling, multifamily P
Dwelling, single-family, attached P
Dwelling, single-family, detached P
Dwelling, townhouse P
Dwelling, two-family P
Manufactured home community C

Group Living Assisted living facility (3-8 residents) P
Assisted living facility (9 or more residents) P
Habilitative care facility, small (up to 8 residents) P
Habilitative care facility, medium (9-25 residents) P
Habilitative care facility, large (26+ residents) P
Rooming-
house

P

Transitional living facility P
Adult Care Adult care facility (3 to 8 persons) P

Adult care facility (9 or more persons) C
Child Care Child care center (9 or more children) S

Child care home (up to 8 children) P
Telecommunication Facilities Antenna only, large 4 P

Antenna only, small 4 P
Type 1 tower 4 P/C
Type 2 tower 4 P/C
Type 3 tower 4 P/C
Type 4 tower 4 P/C

Use Category Use Type TSDO

Community service Crematorium
Government administration and civic 
facility

P

Neighborhood recreation center S
Religious assembly S
Social service facility C

Cultural Facility Aquarium P
Botanical gardens P
Library P/M
Museum or cultural center P/M

Educational Facility Boarding school P
College or university P
Elementary school or middle school P/M
High school P/M
Instructional services P
Vocational or trade school P

Health Care Facility Health services P
Hospital/health care facility S
Nursing facility S

Parks and Open Area Community garden P
Park, public or private P

Public Safety Facility Community or police substation P
Correctional institution
Fire station M
Public safety facility M
Railroad passenger terminal P
Transit center S

Utility Facility Tower, high voltage transmission P/C
Utility substation C



Use Standards in PZC 2025-0030

Use Category Use Type TSDO

Agricultural Uses Commercial horticulture C

Animal Sales, Service & 
Care 2

Animal Boarding 2 C
Retail and pet services 2 P
Veterinary clinic 2 P

Assembly Civic/convention center C
Club/lodge/meeting hall P
Fitness and recreational sports center 2 P

Motorized sports facility 2

Movie theater 2 P
Theater company or dinner theater 2 P

Food and Beverage 
Service 2

Bar 2 S
Food and beverage kiosk 2 P
Restaurant 2 P
Financial institution P
Office, business or professional P

Personal Services, Repair, 
and Rental

Business service establishment P
General personal services P
Small equipment rental P

Retail Sales 2 Auction house 2 C
Convenience store 2 P
Farmers market 2 P
Furniture and home appliance store 2 P

General retail 2 P
Grocery or food store 2 P
Liquor store 2 C
Pawnshop 2 C

Use Category Use Type TSDO
Vehicles and Equipment Aircraft and marine vessel sales

Parking lot or structure (50+ spaces) C
Parking lot or structure (less than 50 
spaces)

C

Vehicle parts and supplies 2 C
Vehicle service and repair, minor C

Visitor Accommodations Camper park C
Extended-stay lodgings C
Hostel P
Hotel/motel P
Inn P
Marijuana testing facility T
Marijuana retail sales establishment 2 T
Data processing facility C
Dry cleaning establishment C
Research laboratory P
Cottage crafts P
Manufacturing, heavy
Manufacturing, light S/C
Warehouse or wholesale establishment, 
general

P

Warehouse or wholesale establishment, 
light

P

Land reclamation S/C
Landfill
Recycling drop-off
Snow disposal site
Solid waste transfer facility
Stormwater sediment management 
facility



Use Standards in PZC 2025-0030

Use Category Use Type TSDO
Agricultural Uses Commercial horticulture C

Animal Sales, Service & 
Care 2

Animal Boarding 2 C
Retail and pet services 2 P
Veterinary clinic 2 P

Assembly Civic/convention center C
Club/lodge/meeting hall P
Fitness and recreational sports center 2 P

Motorized sports facility 2

Movie theater 2 P
Theater company or dinner theater 2 P

Food and Beverage 
Service 2

Bar 2 S
Food and beverage kiosk 2 P
Restaurant 2 P
Financial institution P
Office, business or professional P

Personal Services, Repair, 
and Rental

Business service establishment P
General personal services P
Small equipment rental P

Retail Sales 2 Auction house 2 C
Convenience store 2 P
Farmers market 2 P
Furniture and home appliance store 2 P

General retail 2 P
Grocery or food store 2 P
Liquor store 2 C
Pawnshop 2 C

Use Category Use Type TSDO
Vehicles and 
Equipment

Aircraft and marine vessel sales
Parking lot or structure (50+ 
spaces)

C

Parking lot or structure (less than 
50 spaces)

C

Vehicle parts and supplies 2 C
Vehicle service and repair, minor C

Visitor 
Accommodations

Camper park C
Extended-stay lodgings C
Hostel P
Hotel/motel P
Inn P
Marijuana testing facility T
Marijuana retail sales 
establishment 2

T

Data processing facility C
Dry cleaning establishment C
Research laboratory P
Cottage crafts P
Manufacturing, heavy
Manufacturing, light S/C
Warehouse or wholesale 
establishment, general

P

Warehouse or wholesale 
establishment, light

P

Land reclamation S/C



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

Abutting

District

or Street

District of

Proposed

Development

R-6,

R-8,

R-9,

R-10,

TA

R-1,

R-1A,

R-2A,

R-2D,

R-5,

R-7

R-
2
M

R-3,

R-3A

R-4,

R-4A PLI

B-1A,

B-1B,

B-3,

RO

I-1,

I-2,

MC,

MI PR

TS
D

O

Fr
ee

w
ay

A
rt

er
ia

l,
Ex

pr
es

sw
ay

C
ol

le
ct

or

Lo
ca

lS
tr

ee
t

R-6, R-8, R-9, R-
10, TA

L2 L2 L2 L2 L2 L2 L2 L1 L4 L2

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

L2 L2 L2 L2 L2 L2 L2 L1 L4 L2 L1

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

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

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

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

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

NOTES:

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

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

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

Landscaping required between TSDO and other zones



Why also change the comprehensive plan?

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

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

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

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



Why change the comprehensive plan also?

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

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



Why change the comprehensive plan also?

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





Questions?



Thank you



Where did everyone go?
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Plats in the Anchorage Recording District



Total Dwelling Units Permitted by Year 2010-present

https://app.powerbigov.us/view?r=eyJrIjoiN2YzMjQxZmEtYTcyNy00ZDEwLThjMWMtYjc0MTlkOWUzOGRmIiwidCI6IjEyN2E3OGNiLTE5YzUtNDZjYS1iMTFmLTg3YzMzYzQ5YTkwNyJ9

https://app.powerbigov.us/view?r=eyJrIjoiN2YzMjQxZmEtYTcyNy00ZDEwLThjMWMtYjc0MTlkOWUzOGRmIiwidCI6IjEyN2E3OGNiLTE5YzUtNDZjYS1iMTFmLTg3YzMzYzQ5YTkwNyJ9
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