
Submitted by: Chair of the Assembly at the 
Request of the Mayor 

Prepared by: Planning Department 
For reading: January 9, 2024 

ANCHORAGE, ALASKA 
AO No. 2024-2, As Amended 

AN ORDINANCE AMENDING THE ZONING MAP AND APPROVING THE 1 
REZONING OF APPROXIMATELY 0.64 ACRES FROM R-5 (LOW DENSITY 2 
RESIDENTIAL DISTRICT) TO B-3 SL (GENERAL BUSINESS DISTRICT WITH 3 
SPECIAL LIMITATIONS) FOR MOOREHAND SUBDIVISION #2, LOTS 16-18; 4 
GENERALLY LOCATED EAST OF ELIM STREET, SOUTH OF EAST 88TH 5 
AVENUE, WEST OF GOLOVIN STREET, AND NORTH OF ABBOTT ROAD, IN 6 
ANCHORAGE. 7 

8 
(Abbott Loop Community Council) (Planning and Zoning Commission Case 2023-0097) 9 

10 
THE ANCHORAGE ASSEMBLY ORDAINS: 11 

12 
Section 1. The zoning map shall be amended by designating Moorehand 13 
Subdivision #2, Lots 16-18, as B-3 [SL] (general business district [WITH SPECIAL 14 
LIMITATIONS]). 15 

16 
     The property described above is shown on Exhibit “A”, attached. 17 

18 
Section 2. [THE ZONING MAP AMENDMENT IS SUBJECT TO THE 19 
FOLLOWING SPECIAL LIMITATION: “THE DISTRICT REQUIRES A MINIMUM 20 
OF THREE RESIDENTIAL DWELLINGS. THE RESIDENTIAL DWELLINGS 21 
SHALL OBTAIN A CONDITIONAL CERTIFICATE OF OCCUPANCY PRIOR TO 22 
THE ISSUANCE OF A CONDITIONAL CERTIFICATE OF OCCUPANCY FOR 23 
ANY OTHER USE.” 24 

25 
SECTION 3.]  This ordinance shall become effective 10 days after the Director of 26 
the Planning Department has received the written consent of at least 51 percent 27 
of the owners of the property within the area described in Section 1 above to any 28 
special limitations contained herein.  The rezone approval contained herein shall 29 
automatically expire, and be null and void, if the written consent is not received 30 
within 120 days after the date on which this ordinance is passed and approved.  In 31 
the event no special limitations are contained herein, this ordinance is effective 32 
immediately upon passage and approval.  The Director of the Planning Department 33 
shall change the zoning map accordingly. 34 

35 
PASSED AND APPROVED by the Anchorage Assembly this 5th day of March, 36 
2024. 37 

38 
_____________________________ 39 

ATTEST: Chair  40 
41 
42 

_____________________________ 43 
Municipal Clerk 44 

Municipal Clerk's Office
Amended and Approved

Date:  March 5, 2024



MUNICIPALITY OF ANCHORAGE 
ASSEMBLY MEMORANDUM 

No. AM 11-2024 
 

Meeting Date: January 9, 2024   
 
 
 

  

FROM: MAYOR 1 
 2 
SUBJECT: AN ORDINANCE AMENDING THE ZONING MAP AND 3 

APPROVING THE REZONING OF APPROXIMATELY 0.64 ACRES 4 
FROM R-5 (LOW DENSITY RESIDENTIAL) DISTRICT TO B-3 SL 5 
(GENERAL BUSINESS) DISTRICT WITH SPECIAL LIMITATIONS 6 
FOR MOOREHAND SUBDIVISION #2, LOTS 16-18; GENERALLY 7 
LOCATED EAST OF ELIM STREET, SOUTH OF EAST 88TH 8 
AVENUE, WEST OF GOLOVIN STREET, AND NORTH OF 9 
ABBOTT ROAD, IN ANCHORAGE. 10 

 11 
 12 
This is a rezoning of three lots containing approximately 0.64 acres from the R-5 13 
(low-density residential) district to the B-3 SL (general business) district with a 14 
special limitation.  The three lots are located at the northeast corner of Elim Street 15 
and Abbott Road.   16 
 17 
The Planning and Zoning Commission recommended approval of the rezone on 18 
November 6, 2023, with a special limitation requiring a minimum of three 19 
residential dwellings to be built (Resolution 2023-017 Regarding Case 2023-0097, 20 
attached).     21 
 22 
Currently, the Anchorage 2040 Land Use Plan Map designates the property as 23 
Compact Mixed-Residential Medium.  The implementing zonings for this 24 
designation are the R-2M, R-3, and R-3A multifamily residential districts.  A 25 
separate case (Case 2023-0096) is being processed concurrently that would 26 
change the land use designation to Town Center, which allows this rezone to the 27 
B-3 district.   28 
 29 
The Planning Department finds that the approval criteria for both the 30 
comprehensive plan amendment and the rezoning are not met and recommends 31 
denial of both cases (see Planning Department’s Staff Analysis, attached).    32 
   33 
This ordinance has no private-sector economic effects, and local government 34 
effects are less than $30,000.  Pursuant to AMC 2.30.053B.1., a summary of 35 
economic effects is not required. 36 
 37 
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THE PLANNING AND ZONING COMMISSION RECOMMENDS APPROVAL. 1 
 2 
THE ADMINISTRATION DOES NOT RECOMMEND APPROVAL. 3 
 4 
Prepared by: Francis McLaughlin, Senior Planner 5 
 Planning Department 6 
Approved by: Craig H. Lyon, Planning Director 7 
Concur: Lance Wilber, Community Development Director 8 
Concur: Sharon Lechner, Acting OMB Director 9 
Concur: Anne Helzer, Municipal Attorney 10 
Concur: Kent Kohlhase, P.E., Municipal Manager 11 
Respectfully submitted: Dave Bronson, Mayor 12 
 13 
Attachment: Exhibit A 14 

Planning Department Staff Analysis Packet 15 
 16 

(Planning and Zoning Commission Case No. 2023-0097) 17 
(Parcel ID Nos. 014-291-60, -61, and -62) 18 
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MUNICIPALITY OF ANCHORAGE 
 

 Assembly Information Memorandum 
 

No. AIM  22-2024 
 
Meeting Date: February 13, 2024  

 

AO 2024-2 

From: ASSEMBLY MEMBER DANIEL VOLLAND 1 
 2 
Subject: AO 2024-2, INFORMATION FOR THE ASSEMBLY’S 3 

CONSIDERATION. 4 
 5 
For the Assembly’s consideration; please see the attached statement regarding 6 
the special land use conditions proposed in this ordinance.  7 
 8 
An identical memo has been submitted for the companion ordinance, AO 2024-1. 9 
 10 
 11 
 12 
 13 
 14 
   15 
 16 
Prepared by:  Assembly Legislative Services 17 
 18 
Respectfully submitted:  Daniel Volland, Assembly Member 19 
  District 1, Downtown Anchorage 20 



Cases AO 2024-1 and AO 2024-2 

Abbot Road Rezone  

AO 2024-1 and AO 2024-2 

 

 

Summary: 

A Property owner wishes to upzone three properties from R-5, a low density (and often 

transitional) residential zone, to B-3, a more flexible zone. The upzone would also require a 

change to the 2040 land use plan map to the Town Center designation, which allows B-3. The 

AO before the assembly proposes to allow a rezone but with special limitations requiring 3 

https://meetings.muni.org/AgendaOnline/Documents/ViewDocument/AO%202024-1_1_MOOREHAND%20PLAN%20AMENDMENT%202023-0096%20AO.DOCX.DOCX.pdf?meetingId=5433&documentType=Agenda&itemId=67982&publishId=55338&isSection=false
https://meetings.muni.org/AgendaOnline/Documents/ViewDocument/AO%202024-2_1_MOOREHAND%20REZONE%202023-0097%20AO.DOCX.pdf?meetingId=5433&documentType=Agenda&itemId=67981&publishId=55346&isSection=false


Cases AO 2024-1 and AO 2024-2 

dwelling units remain “within the district”. The current 2040 land use plan map designation 

does not allow for an upzone to B-3, as it is designated as “Compact Mixed Residential Medium” 

with “residential mixed-use overlay” and “Transit supportive development overlay”. Upzoning to 

B-3 would allow for all the uses within that category, both “good” and “bad”. The Planning 

department claims that upzoning to B-3 would be a loss of residential property and is 

“dangerous”. Both the Abbott Community Council and Planning & Zoning Commission supported 

the rezone.  

Further Context: 

• The road plays a major role in defining the character of this area, but does not 

appear to factor in the decision making: The subject parcels are immediately 

adjacent to Abbot Road, which is a Class III Major Arterial. This classification of road is 

generally not considered a people-focused right of way, but rather designed to move 

traffic to and from the freeway: (“Provide little or no direct land access. Serve as the 

primary distribution system to and from freeways and expressways”). As long as a road 

of this classification and design exists, adjacent properties are likely to seek car-focused 

uses, regardless of the zoning or land use designation. The current uses directly across 

Abbot from the subject property are a drive through, large parking lot, and commercial 

development. 

• Past land use decisions in the area indicate a misalignment between 

regulations and reality: Properties to the east, west, and south all have a variety of 

different special limitations attached to them dating from the 1980s to 2000s. This 

suggests that the zoning districts and/or land use map designations have not been 

meeting the realities of conditions on the ground for this period. 

• Contrary to the Planning Department’s claim, B-3 is a “residential zone”: The 

Planning Department’s claim that upzoning to B-3 is a loss of residential land does not 

align with the realities of development in Anchorage. Changing the zoning from R-5 to 

B-3 creates opportunities for more non-residential uses, but it also creates opportunities 

for much higher density residential development than R-5 would allow. Cook Inlet Has 

Built many multifamily units in B-3 zones in the last several years, including Ch’bala 

corners and ThirteenTen West 32nd. Compared with other residential zones, B-3 

appears to be much more flexible and places fewer restrictions on multifamily residential 

construction, thus making it more attractive for the kind of high-density residential 

development (or mixed use) most appropriate for a Town Center. 

• Due to the acreage, the special limitation to require 3 units on these three 

lots results in a lower density per acre than the maximum allowed in R-5. 

Requiring 3 units on these particular 28,052 square feet of land results in a density 

lower than 5 dwelling units per acre, which is the maximum for the existing zoning.  

Conclusions and Considerations: 

• The rezone should be approved, as the larger issues are likely not worth the 

hassle of delaying new development. 

• Isn’t it good to protect residential land? Without a doubt, and in this case the 

developer may not build residential otherwise. However, the larger issue is that while 

the plans/regulations do not consider B-3 a “residential” zone, it is actually a very 

https://locator.ahfc.us/properties/chbala_corners_multifamily_apartment_building
https://locator.ahfc.us/properties/chbala_corners_multifamily_apartment_building
https://www.cookinlethousing.org/properties/120-Apartment-1310-West-32nd-Avenue-Anchorage-Alaska-99503-1-Bathroom-USD515/


Cases AO 2024-1 and AO 2024-2 

productive zone for building new housing units. Focusing on “losing residential” without 

considering the larger picture ignores the reality of the built environment, actual 

development trends, and the still-existing complexities of the residential zones 

developers are “supposed to” use.  

• Special limitations are bad practice in that they create a framework of highly 

specific, localized spots of zoning that degrade the consistency of zones and 

transparency for the public. They may also be an indication that existing zoning 

regulations are not meeting the needs of the community or of property owners.  That so 

many SLs exist in this area suggest that something is not working somewhere in the 

regulations. 

• What happens to the Special Limitations in AO 2024-2 if these parcels or 

district boundaries are changed in the future? The current proposed special 

limitations state: “The district requires a minimum of three residential dwellings. The 

residential dwellings shall obtain a conditional certificate of occupancy prior to the 

issuance of a conditional certificate of occupancy for any other use.”  

o If the boundaries of this zoning area expand, does the special limitation remain 

the same? 

o Are there any issues for implementing the special limitations if the parcel is 

subdivided or enlarged in the future? 

• The major issue remains that B-3 is still apparently more attractive than any 

of the residential zones and also that the 2040 plan does not appear to allow the 

flexibility to meet both property owner needs and community expectations. If residential 

land is an actual interest of the community, then rezoning to residential zones should be 

made to be the most cost-effective choice for developers.  

• Was R-4A considered as a better option for this site? R-4A is the mixed-use zone 

that ostensibly offers comparable flexibility with commercial zones and also requires a 

residential component. It appears to meet the locational criteria and the “residential 

mixed-use development” overlay. Although we were not able to read every page, we 

could not find any mention of it in the packet materials. Consideration should be given 

to allowing R-4A in Town Center areas. 

• In a more realistic regulatory context, as it is along a major arterial, this area 

would probably likely be designated as a car-centered commercial area that 

allowed more flexibility in all uses by-right. 

• If there are issues with the suite of uses allowed in B-3, then those uses 

should be removed from, or limited within the B-3 district rules in Chapter 5, 

rather than addressed on a case-by-case basis in special limitations recorded 

in an AO. Light industrial and Industrial zoning exist to accommodate the uses that are 

necessary for a functioning city but not necessarily appropriate around living areas.  
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