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CHAPTER 1.  SUMMARY 
OF FINDINGS

A.  Overview:  HLB Lands and the 
Bragaw Extension

When voters approved a $37.5 million statewide 
bond measure to construct the Bragaw 
Extension in the fall of  2002, approximately 338 
acres of  public Heritage Land Bank (HLB) land 
located in the area (see Map 1-1. Study Area) 
became important to the community in several 
ways:

- Right-of-Way. To build the Bragaw 
extension, the State of  Alaska Department 
of  Transportation and Public Facilities 
(DOT/PF) requires transfer of  some of  
these HLB lands as a new state road right-
of-way. A future transfer from HLB lands 
is also required to create a right-of-way to 
allow Dowling to connect to the Bragaw 
Extension. 

- Potential Land Use Impacts. The new 
Bragaw Road extension bisects HLB’s 
acreage. When complete, the roadway 
could potentially open the door for new 
uses of  the adjoining properties that could 
impact and potentially benefi t neighboring 
residents and parks users citywide.  Overall, 
however, changes in the use of  these 
properties are expected to be modest.  
DOT/PF and the Municipality agree the 
new route should be a “parkway” style road 
with little or no road side development.   
New uses on adjoining HLB properties - 
approximately 270 acres east of  the Bragaw 
Extension and 68 acres to the west - are 
limited by physical constraints and previous 
land use policies.1

In order to facilitate the transfer of  land in 
support of  the State’s Bragaw Extension 
project, and to help consider future uses of  its 

Bragaw Parcels, the HLB commissioned this 
study. Called a “Site Specifi c Land Use Study”,2
this document helps HLB to fulfi ll its legally-
defi ned public process for making land use 
decisions. It also seeks to help the HLB serve 
broader community goals including3:
- Quality of  Life;

- Community Pride;

- Public Safety;

- Economic Development; and 

- Improved Range of  Services.

The study is organized so that Chapter One 
provides a quick overview of  the study and its 
fi ndings, which is backed up by data, public 
input, and policy information in subsequent 
chapters and the appendices. More specifi cally, 
this document is organized as follows: 

- Chapter One introduces the need for HLB 
Bragaw area planning, summarizes the 
proposed “Site Physical Plan”, and discusses 
the public review and adoption process for 
this plan. 

- Chapter Two outlines the planning context 
and process, describes the study area, and 
describes the policy background, and public 
input used to develop the Site Physical Plan.

- Chapter Three provides data and analysis 
of  HLB parcels’ physical characteristics. It 
then provides a summary of  the potential 
suitability of  the parcels, which was used to 
help develop the physical plan.

- Chapter Four describes in detail a physical 
plan for use of  HLB lands in the Bragaw 
area, to be effective until further study or 
new community needs present themselves. 

- Chapter Five outlines the specifi c code 
requirements HLB must address, and then 
documents its treatment of  each basic 
element. 
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Map 1-1. Study Area Map

The properties highlighted above as the “HLB Study Area”, consist of 16 parcels and 338 acres of land  
located adjacent to the BLM Campbell Tract, Far North Bicentennial Park, Campbell Park, and residential 
development.  The dotted line shows an approximation the new Bragaw Extension crossing.

North
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B.  Site Physical Plan - Summary of 
Recommendations

The Heritage Land Bank was established 
under Anchorage Code 25.40 to manage 
uncommitted Municipal lands, “to benefi t 
the present and future citizens of  Anchorage, 
promote orderly development, and achieve the 
goals of  the Comprehensive Plan.”  The HLB 
currently manages a land base of  approximately 
8,000 acres distributed between Chugiak and 
Girdwood4, including 338 acres in the Bragaw 
extension area (see Map 1-1. Study Area). 

HLB’s Bragaw properties consist of  16 parcels 
which are grouped into the three following 
categories for planning purposes (see Map 1-2. 
Site Physical Plan):

1. “Road Corridor” – parcels impacted 
by the State’s Planned Right-of-Way 
acquisition to extend Bragaw Road. 

2. “West Side” – Parcels west of  the new 
Bragaw Road extension that are bordered 
by private residential areas and Municipality 
of  Anchorage (MOA) parklands. The use 
of  these parcels is limited by wetlands 
and drainage that is characteristic of  the 
Campbell Creek greenbelt, although there 
are two “peninsulas” of  higher, better 
drained property.

3. “East Side” - Parcels east of  the 
new Bragaw Road extension that are 
bordered by the Far North Bicentennial 
Park (FNBP) and the Bureau of  Land 
Management (BLM) Campbell Tract. 
Under Federal Law, these eastern parcels 
are limited to uses for “parks, recreational 
and compatible public use”.  Terms of  the 
Far North Bicentennial Park Plan further 
defi ne allowed uses in this area.

In determining the future uses for these sites, 
the following Site Plan Goals were used, in 

conjunction with public input, policy directives, 
and a general understanding of  the site’s 
physical characteristics and suitability: 

Neighborhood Goals

- Maintain and improve quality of  life for 
local residents;

- Provide access to open space and 
recreation opportunities; and

- Maintain and improve the character of  the 
neighborhoods, including quality residential 
settings and convenient, safe access to 
nearby “towncenter” mixed use districts.

City-Wide Goals

- Maintain a diverse range of  recreation 
opportunities, from undeveloped open 
space through active, developed recreation

- Maintain the quality of  the natural 
environment;

- Expand developed facilities supporting 
resident and visitor recreation activities, 
particularly for winter recreation;

- Improve Anchorage’s economy through 
creating more reasons for visitors to 
spend time and money in Anchorage, 
and improving quality of  recreation 
opportunities to attract and hold residents 
and businesses;  

- Help implement and balance community 
planning objectives (e.g., Anchorage 2020 
Plan, the MOA Long Range Transportation 
Plan, Far North Bicentennial Park Master 
Development Plan, etc.)

- Work with public, non-profi t and 
private partners to leverage the greatest 
community benefi t for each parcel (e.g. Far 
North Bicentennial Park, Chugach State 
Park, Great Land Trust, developers seeking 
wetland mitigation sites, etc.)
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Recommendations

1. Road Corridor: Convey an approximately 
300’ wide corridor to the State, after 
acceptance of  this plan by the Heritage 
Land Bank, and formal hearings to approve 
the conveyance with the HLB Advisory 
Board and the Municipal Assembly.   
Develop the corridor as a “parkway” style 
road, with no roadside development. 

2. West Side (approximately 80 acres):  In 
the near term retain this area in HLB 
ownership.  Use the northern portion for 
extension of  Dowling Road to Bragaw.  
Keep options open for remainder of  the 
parcel, deciding on fi nal use once more 
detailed information is available regarding 
site building conditions.  Options, in 
order of  preference, include residential 
development or trade for lands in other 
locations (e.g., for trades to improve public 
access to Chugach State Park), recreation 
facilities (a neighborhood park, or possibly 
a wetland science center) and protection of  
wetland areas.  

3. East Side (270 acre parcel):  

- Stream corridors and wetlands (north and 
west side):  Retain in public ownership, 
make available for wetland and project 
mitigation. Thereafter, consider adding this 
land to the Far North Bicentennial Park.

- Remainder of  the area (south and east 
side the “Public Lands and Institutions 
(PLI(3) parcel”) – in the near term, manage 
this area much as it is today, i.e., allow for 
low intensity public recreation, including 
a range of  trail uses.  In the longer 
term, hold open the option for more 
intense recreational and/or institutional 
development, as currently allowed by 
the Far North Bicentennial Park Plan.   

Options include developing a “chalet” 
like those in Kincaid and Russian Jack 
parks, as a staging area for trail oriented 
recreation uses, events and outdoor 
education.   A more ambitious proposal 
would develop  more expansive recreation 
facilities, to support a range of  winter and 
summer recreation and sports activities, as 
well as sporting events.  These and other 
development options should be explored 
in the context of  uses on adjoining BLM 
properties and the remainder of  the Far 
North Bicentennial Park.

C.  Process for Public Review, 
Adoption, and Amendment of 
the Plan.

The draft plan was prepared with extensive 
public involvement.  An initial community 
workshop was held May 12, 2004, at Trailside 
Elementary School, to review land use and 
environmental data, and to refi ne project goals.    

In early June, based on feedback from the 
fi rst workshop, a draft plan was prepared 
and circulated for public review .  A public 
workshop to review the plan was held on June 
16th, also at Trailside Elementary School.  The 
public shared comments at the workshop.  
Comments were also received from an on-line 
survey form (on the Agnew::Beck website - 
AgnewBeck.com), and by submitting comments 
by fax or mail.   A summary of  public 
comments is included in the appendix of  this 
fi nal plan.

After public review, and revisions in response  
to public comments, the plan was reviewed and 
approved by the Heritage Land Bank Advisory 
Committee at their August 2004 meeting. 
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The formal decision to convey land to the state 
for the Bragaw Extension corridor required a 
process established in AMC Section 25.40.030.  
Public notice was given at least 14 days before 
the hearing, as follows:

- Published in one or more newspapers of  
general circulation;

- Posted a sign on the land for the proposed 
action;      

- Provided individual notice to all property 
owners within 500 feet of  the outer 
boundary of  the affected Heritage Land 
Bank parcel or providing individual notice 
to all property owners nearest the outer 
boundary of  the Heritage Land Bank 
(whichever is greater);    

- Notifi ed the Community Council within 
which the affected Heritage Land Bank 
land is located; and

- Notifi ed all persons requesting general 
notice of  proposed HLB land management 
activities.

The decision for approving the plan and the 
conveyance were processed concurrently; the 
HLB Advisiory Committee gave its approval for 
the conveyance at its August 04 meeting.   

After the HLB Advisiory Commission’s 
approval of  the conveyance,  the proposed 
conveyance was reviewed and approved by the 
Municipal Assembly.   The actual conveyance to 
DOT/PF occured in November 04.

  

D. Limitations in Precision of this Site Plan

The site plan presented here is designed to 
provide generalized guidance for large scale 
land use planning.  The site plan shows 
data within the accuracy of  the generalized 
“planning level” environmental data currently 
available.  To prepare the site plan presented 
in this report, the consulting team relied on 
existing environmental information generated 
by third parties, including the Municipality of  
Anchorage’s Geographic Information Systems 
(GIS), DOWL Engineering, CH2M Hill, 
USFWS, BLM, and ABR, Inc.

If  future study reveals conditions substantially 
different from those presumed for this 
project, this plan may need to be revised. 
For example, this study found that wetland 
data was very general and did not always 
match up to more detailed, on-the-ground 
investigation.  As further wetland data is 
available, and as the Anchorage 2020 policy 
to “Initiate and coordinate planning for land 
and water resources at the watershed scale”6 is 
implemented, this plan may need to be updated 
in response to more complete information. 
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CHAPTER 2 - PLANNING 
CONTEXT AND PROCESS

A.  Project Scope and Purpose

This study evaluates options and makes 
decisions regarding HLB properties adjoining 
the Bragaw extension route, for example, 
deciding which lands should be managed much 
as they are today, which should support new 
recreation-related or recreation-compatible 
facilities, and for the area west of  the extension, 
should any of  this area be sold for residential 
or other developments.  The scope consisted 
of  gathering public input, context and physical 
information about HLB’s Bragaw Extension 
area parcels, recommending a site physical plan, 
and creating site specifi c land use study (SSLUS) 
consistent with Anchorage Municipal Code 
25.40.025. 

The purpose of  the study is two-fold:
1)  To provide the formal means of  conveying 
HLB lands to the State of  Alaska’s Department 
of  Transportation for a Bragaw Extension right-
of-way. Specifi cally the plan outlines the general 
conditions under which MOA will sell or convey 
land for extension of  the road, including:

- Satisfactory completion of  road-
related environmental work

-  Compliance with permitting 
requirements

- Mitigation of  traffi c issues associated 
with road completion

-  Construction of  a limited-access 
“parkway-style” road

Specifi c elements of  these conditions 
will be addressed by the MOA long range 
transportation plan, and the DOT/PF DOWL 

Engineers project (see below for more 
information).

2) To help HLB make sound and broadly-
benefi cial land use, management and disposal 
decisions regarding its Bragaw area sites based 
on physical data, public input, and relevant 
policy directives. 

The study assumes the Bragaw extension will 
be built; this study will not be the instrument 
for determining whether or not to construct 
this road.  That decision has been made 
independently by the Municipality, the State 
DOT/PF, and the voters of  the State of  Alaska 
(see more below).  

B.  Site Location and Existing Land 
Uses

The Site Specifi c Land Use Plan will develop 
land use policy for a set of  contiguous HLB 
parcels shown on Map 2-1, Land Use. This area 
totals 338 acres (270 on the east side of  the 
Bragaw extension, 68 on the west) and consists 
of  sixteen parcels that are generally located 
along the Chester Creek drainage and greenbelt 
corridor.  The site is bounded on the north by 
Far North Bicentennial Park.   North of  the 
park along Tudor Road are a set of  Municipal 
and State public facilities.  Boundaries on the 
parcel’s east and southeast sides are the Far 
North Bicentennial Park and BLM lands, and 
on the southwest, private residential areas.  To 
its west are Municipal park lands and private 
residential areas.

There are two primary existing human uses 
of  the HLB parcels, described below.   The 
area also serves important biological and 
hydrological functions, described in Chapter 3. 
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dog mushing area (on Tudor) and the extensive 
set of  dog mushing trails located in this vicinity.  
Another important dog mushing trail – the 
Woodard Trail - winds through the forested 
uplands found in the site’s southeastern area 
(the PLI-3 area).  

Informal neighborhood trails cross through 
much of  the site. These include casual trails 
running north and west into the woods from 
the residential areas along 64th, 65th and further 
south.  Informal walking trails follow the ROW’s 
of  Bragaw and Dowling.    This latter set of  
trails can be very wet (and very buggy!) during 
the summer.   A number of  small trails branch 
off  the Moose Track trail to join the Woodard 
Trail trails.   An informal trail wanders along the 
southern side of  Campbell Creek from near the 
Campbell Creek Science Center. 

C. Policy and Planning Context

For HLB planning purposes and this SSLUP 
study, a number of  planning and policy 
considerations apply, in two categories: 1) Title 
restrictions that were transferred with most 
of  the land and restrict potential uses; and 
2) Anchorage Municipal policies and plans, 
especially the Far North Bicentennial Park 
Plan.  These elements provide a strong starting 
context for decisions about the possible future 
use of  these lands.  

Following is a summary of  the key relevant 
plans, followed by a list of  plans that have yet to 
be completed but that may offer more direction 
in the future. 

1) Public Law 94-204

Land east of  the Bragaw Extension route was 
transferred from Federal Government to the 

1) Current Uses - Utilities

The route of  the planned Bragaw Extension is  
cleared and used for a natural gas pipeline and 
high voltage electric transmission line.  First 
time visitors to the site may be surprised to see 
the wide clearing already in place that cuts north 
south through the area, linking the current end 
of  Bragaw with the northern end of  Abbott 
Loop Road.  

2) Current Uses - Trails

Trails are a major year round use of  the site, 
ranging from informal walking, biking and 
skiing trails to an extensive system of  dog-
mushing trails accessed by a makeshift bridge 
(see Map 2-2. Trails).   Some are well established 
(but unpaved) trails; many are casual trails used 
by local residents and animals.  The extent and 
range of  trails in or near the site, particularly 
the dog mushing trails, is a unique and valuable 
resource.

The Tour of  Anchorage (bold trail line on the 
map) includes the Homestead, Viewpoint, Birch 
Knob, and Old Rondy Trails, and is the most 
well-known trail in the project area.  It narrowly 
grazes the furthest east study area parcel, before 
continuing west and north towards Tudor.  This 
route is well used in the winter; in the summer it 
is wet and marginally passable.

Another well established trail on the periphery 
of  the site is the Moose Track trail, maintained 
by BLM.  This gravel trail parallels the road 
that leads off  68th to the Campbell Creek 
Science Center, starting on the west side at the 
Smokejumper trailhead. 

The area provides the key trail linkage 
(Homecoming Trail) between the Tozier Track 
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Municipality in 1967.  Terms of  the transfer 
limit use of  these lands to “public parks, 
recreational purposes and other compatible 
public purposes”.  This limitation applies to 
all the land in the SSLUP east of  the Bragaw 
corridor.

2) Far North Bicentennial Park Plan

A plan for the Far North Bicentennial Park 
(FNBPP) was prepared in 1974, and then 
updated in 1983-85.  The plan identifi es 
generalized areas within the Park for greenbelts 
and watershed protection and for active 
recreation, and also establishes three areas for 
public lands and institutional uses (PLI). 

The eastern HLB Bragaw parcels are designated 
“PLI-3” in the Far North Bicentennial Park 
Master Plan.  Three extracts from the plan area 
presented below:

“Permitted Uses for PLI-areas: Natural history 
facilities, outdoor education facilities, Native 
cultural center, research facilities which are 
dependent upon the natural environment, trails 
and recreation facilities and similar uses.   Even 
though the foregoing are permitted uses, it is 
expected that site and building plans for such 
facilities will be presented to the Parks and 
Recreation Commission and Planning and 
Zoning Commission for review and approval, 
and such site and building plans will be subject 
to conditions imposed by those bodies.”

“Conditional Uses for PLI-areas: Governmental 
offi ces, research facilities, educational facilities, 
headquarters, administrative offi ces or facilities 
for such charitable or non-profi t organizations 
as scouting groups, health-related organizations 
and similar quasi-public organizations of  a non-
commercial nature.”

“Prohibited uses of  the area include storage 
yards, vehicle maintenance facilities, warehouses, 
snow disposal sites, utility substations and the 
like, vocational schools, correctional institutions, 
and other uses which clearly are not in keeping 
with the publics’ use of  the adjoining park and 
the natural setting, or which are “industrial” and 
which would have a negative impact on adjacent 
park land.” 

The FNBPP also includes a set of  criteria for 
determining what uses meet the defi nition of  
“other compatible uses” (the language from the 
transfer of  the properties to the Municipality) 
and the also a set of  development standards to 
guide the character of  future uses.  

Even though HLB parcels are not considered 
park land, federal and state land patents 
require that its uses be compatible with uses 
in the adjacent Far North Bicentennial Park 
(municipal land) and Campbell Tract (BLM 
land). Compatibility will help the Municipality 
maintain the integrity of  the Far North 
Bicentennial Park, which contains 40 percent of  
Anchorage’s parkland and is one of  America’s 
largest urban natural parks. Compatible uses will 
also reinforce the goals used in creation of  the 
Park7: 

a) To maintain the Far North Bicentennial   
Park in perpetuity as a public park for the 
benefi t of  the citizens of  Alaska. 

b) To preserve the streambeds, watershed 
areas, and wildlife habitat of  the area in as 
pristine a condition as possible allowing 
for compatible use of  the area for nature 
appreciation by the public. 

c) To provide for recreational use by the 
citizens in areas where such use will be 
consistent with the primary objectives of  
nature conservation. 
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d) To provide areas where more intensive 
public uses can be developed in a manner 
consistent with nature and harmonious 
with neighboring uses.

e) To provide regulations and controls which 
will accomplish the aforementioned 
objectives and insure the continuous 
maintenance of  these lands in a nearly 
natural state for the benefi t of  future 
generations. 

3) MOA Transportation Planning

The Municipality prepares and regularly updates 
a Long Range Transportation Plan (LRTP), 
which is part of  the Anchorage Comprehensive 
Plan. In the 1976 LRTP Plan, the potential need 
for the Bragaw Extension was fi rst discussed. 
In 1987 a 300 foot wide corridor was reserved 
for this use, and a preliminary route for the 
extension was shown on LRTP maps beginning 
in 1991. 

Next, the East Anchorage Transportation 
Study (EAST), which was prepared to examine 
alternative solutions to east side traffi c problems 
in 2001- 2002, identifi ed the Bragaw Extension 
and the extension of  Dowling to Bragaw as 
priority projects. Work toward completion of  
the Bragaw extension was made feasible by 
voters’ approval of  a $37.5 million statewide 
bond measure in fall 2002 to construct the 
facility. The Bragaw extension project was 
offi cially added to the LRTP in late 2003, after 
approval by the AMATs Policy Committee.  

The Municipality is beginning the fi rst major 
update of  the Long Range Transportation 
Plan since 1991.   The project is called 
“TransVision”.  The plan will identify goals 
for the community and recommend priority 

transportation projects around Anchorage 
and address issues including improving transit, 
freight, road, and pedestrian circulation, as 
well as issues like congestion at Lake Otis and 
Tudor, and the planned extension of  Dowling 
to Bragaw.

Contacts for more information about the Long 
Range Transportation Plan are listed below:
- Municipality of  Anchorage, John Spring  343 

8406, Project Manager.

- State of  Alaska DOT/PF Dave Post 269 0515

- CH2M Hill (project consultant) Linda Cyra-
Korsgaard – 278 2551

- Website: www.muni.org/transplan/amats.cfm 

- Project hotline – 646 0336

4) Bragaw Extension Project Design, 
Impacts and Permitting

The State of  Alaska is the lead agency for 
the design, permitting and construction of  
the Bragaw extension.  DOT/PF has hired 
DOWL Engineering to carry out necessary 
design and environmental work, as well as lead 
the road design public participation process.  
This process is set up to respond to questions 
or concerns about the design of  the road, its 
dimensions, precise location, and potential 
impacts on the environment.

Contacts for more information about the road 
design process are listed:
- DOWL Engineering, Bob Kniefel, Stewart 

Osgood 562 2000 

- DOT/PF  Jim Childers, PE, Project Manager 
269-0544;  Robert Wright,  Right of  Way 
Acquisition Supervisor 269-0692

- Website: http://www.abbottloop.com/ 
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5)  Anchorage 2020 Policies

It is intended that all HLB decisions and 
activities will support implementation of  
the Anchorage 2020 Comprehensive Plan. A Anchorage 2020 Comprehensive Plan. A Anchorage 2020
key challenge for the HLB in using the plan 
to direct its activities, is the need to balance 
competing policies, and a diversity of  interests. 
The following 2020 Policies describe some ways 
that the HLB Bragaw area parcels can become a 
vehicle for implementation of  the plan:

• Policy # 12:  New higher density residential 
development that within Transit-
Supportive Development Corridors shall 
be accompanied by the following: adequate 
public or private open space, parks or other 
public recreational facilities located on 
site or in close proximity to the residential 
developments.  (p. 73)

• Policy #38:  Design, construct and 
maintain roadways or rights of  way to 
promote and enhance physical connectivity 
within and between neighborhoods.  (p. 80)

• Policy #45: Connect local activity centers, 
such as neighborhoods, schools, and 
community centers with parks, sports 
fi elds, greenbelts and trails, where feasible.  
(p. 82)

• Policy # 50: Healthy, mature trees and 
forested areas shall be retained as much as 
possible.  (p. 82)

• Policy #84: Amend land use regulations 
and relevant plans to incorporate policies 
and procedures, management plans, 
and standards for natural open space. 
Encourage public/private collaboration 
methods for natural open space.  (p 84)

• Policy #65: Promote and encourage the 
identifi cation and conservation of  open 

spaces, including access to greenbelts, 
Chugach State Park, Anchorage 
Coastal Wildlife Refuge, and Far North 
Bicentennial Park. (p. 85)

• Policy #66: Fish, wildlife and habitat 
protection methods shall be addressed 
in land use planning, designing and 
development processes; Water resources 
and land use planning shall be integrated 
through the development of  watershed 
plans for Anchorage streams; and The 
Municipality shall preserve the functions 
and values of  important wetlands, and 
manage the proper use of  low-value 
wetlands with General permits, as 
delineated in the Anchorage Wetlands 
Management Plan.  (p. 85)

• Policy #70:  The ecological and drainage 
functions of  Anchorage’s aquatic resources 
shall be protected, and where appropriate, 
restored.  (p. 86)

• Policy # 71: Utilize wetlands to manage 
drainage and improve water quality, where 
appropriate. (p. 86).

• Policy # 72: The Municipality shall 
minimize the incidence of  new 
developments for human occupancy in 
high natural hazards. (p. 86)

• Policy #73: Public facilities and services 
shall meet adopted level of  service 
standards 

• Policy #75: The fi rst priority for 
uncommitted municipal lands shall be 
to serve documented or projected needs 
for municipal facilities, including schools, 
parks, sports fi elds, and open space.  

• Policy #84: Develop an acquisition strategy 
to secure suffi cient and suitable public 
lands for parks, sports fi elds, greenbelts, 
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open space, trails and other public facilities 
based upon applicable level of  service 
standards. (p. 89)

• Policy #85: Municipal land acquired for 
or converted to long-term or permanent 
park or recreational uses shall be offi cially 
dedicated as parkland. (p. 89)

• Policy #86: Encourage public/private 
collaboration for acquisition, development, 
and maintenance of  recreational spaces, 
parks, sports fi elds, public use facilities, and 
trails. (p. 89)

• Policy  #90: The Anchorage 2020 
– Anchorage Bowl Comprehensive Plan 
and adopted level of  service standards 
shall be used to guide municipal capital 
improvements programming. (p. 91)

• Policy #92: Synchronize long range 
municipal land use plans, transportation 
plans, and land management plans of  local, 
state, and federal agencies with Anchorage 
2020. (p. 91)

In addition to these 2020 Policies, specifi c 
strategies regarding watershed and wetland 
planning can be applied to the parcels impacted 
by the Campbell Creek corridor:

• Watershed - Stream restoration projects - 
The purpose of  this strategy is to promote 
stream channel and fl oodplain restoration 
projects throughout the Bowl. Projects 
should be done in conjunction with 
watershed plans. (p. 106)

• Waterbody Setbacks - In order to better 
manage non-point source water pollution, 
efforts are needed to enhance non-
disturbance setbacks of  all waterbodies. 
Revision of  the Land Use Regulations 
(Title 21) and the creation of  incentives for 

landowners are the most likely sources for 
expanding the setback program.  Currently 
there are no offi cial lake setbacks and most 
creeks carry a 25 foot non-disturbance 
zone. (Nationwide standards generally 
cite 100 feet as a minimum distance for 
effective water quality maintenance.) (p. 
108)

• Watershed Planning – As an 
implementation action for this plan and the 
Municipality’s federal National Pollution 
Discharge Elimination System (NPDES) 
permit, this strategy directs the production 
of  watershed plans for all Anchorage 
streams.  The intent is to link land use 
decisions with the management of  water 
quantity and quality. Included in these plans 
will be impervious surface management, 
fl oodplain restoration and management 
and other watershed-specifi c management 
elements.  (p. 108)

• Wetland Acquisition Priority List - The 
Planning Department will coordinate a 
citywide process to identify, prioritize and 
update a list of  wetland sites that need 
formal protection through fee-simple 
acquisition or other means.  To the extent 
practicable, these priorities should be 
addressed through capital improvement 
program planning and other acquisition 
methods.  (p. 108)

• Wildlife Habitat Preservation and 
Coordination - In order to coordinate 
wildlife management and protection goals, 
the Municipality has adopted and begun 
implementing some of  the strategies in the 
Living with Wildlife Plan.  A critical habitat 
priority list and protection strategies for 
these areas have been established. (p. 108)

• Wildlife Habitat Standards - This strategy 
encourages the establishment and retention 
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of  wildlife corridors between remaining 
large forest tracts, the Chugach Mountains, 
the coastal zone, and along drainages.  
To implement the strategy, Title 21 
should be modifi ed, where appropriate 
to include incentives and guidelines for 
fi sh and wildlife habitat conservation.  In 
addition, site selection and site plan review 
techniques and guidelines to cover wildlife 
issues in public projects should be revised.  
(p. 108)

5) Anchorage Parks, Natural Resource 
and Recreation Facility Plan

In May of  this year, the Municipality completed 
and released a draft parks plan (not yet 
adopted).  As stated in the introduction, 
“The Parks, Natural Resource and Recreation 
Facility Plan focuses on the basic needs for 
a healthy and vibrant community promoting 
individual, community, environmental and 
economic benefi ts. The function of  a park and 
natural resource system within Anchorage is to 
provide space for a range of  leisure activities 
and to retain a dimension of  the natural 
environment as part of  the overall design of  
the community landscape.”  While this draft 
Site Specifi c Land Use Plan’s land use policies 
are not directly based on the draft parks plan, 
the draft parks plan was reviewed and found 
to be relevant and helpful for this project, and 
consequently some of  the park plan’s fi ndings 
and recommendations are incorporated in the 
SSLUP’s land use policies.

The most relevant sections of  the Draft 
Plan for this project are chapters 7, 8, and 9.   
Chapter 7 summarizes information about the 
current supply and current and projected city-
wide needs for park and recreation facilities.  
The Plan concludes: “Anchorage, while having 
a great (park) system, is defi cient in some 

classifi cation in almost every sub-area of  the city 
in the ability to meet current recreation demand. 
As the population grows, these defi ciencies 
will continue to increase, especially in areas 
targeted for higher residential density.”  Chapter 
7 analyzes the community’s specifi c defi ciencies 
for different types of  recreation.   

Chapter 8 continues in this direction, but looks 
in more details at the specifi c needs of  fi ve park 
districts.  Far North Bicentennial Park borders 
on three of  these fi ve districts: the central, 
northeastern and southeastern.   The central 
district, immediately west of  the Bragaw study 
area, is projected to double in population over 
the next 20 years, and is the area of  the city 
most defi cit in park and recreation space and 
facilities.  The overall results of  this analysis 
suggest that Far North Bicentennial Park will 
likely be a critical focus area meeting a range 
of  future park, natural resource and recreation 
needs.

Some of  the highlights of  the plan most 
relevant to this plan are summarized below.  
More details are available in the plan itself, 
available through the MOA Parks and 
Recreation Department (http://www.muni.org/
planning/ParkPlanDraft.cfm).

Illustrative Example: Central Service 
Area Issues and Needs

Park Shortages
• This area has defi ciencies in all aspects of  

the park system including a shortage of  58 
to 110 acres of  Neighborhood Use and 61 
to 113 acres of  Community Use areas. 

• The area will require 5 to 10 new 
neighborhood use parks between 5 and 10 
acres in size over the next twenty years. 

• The area will require 2 to 3 new 
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Community Use parks in the next twenty 
years.

• Parks are defi cient in the following areas:

- West 84th area between Abbott and 68th 
Avenue

- North Abbott Loop area

- Dowling Road and Lake Otis

Acquire Land and Develop New Parks 
• Look at potential for acquiring Campbell 

Tract from BLM and completion of  FNBP 
Master Plan. 

Expand and Develop Recreation Facilities 
• Develop a new community center in 

partnership with the Abbott Town Center 
development within the vicinity of  Abbott 
Road and Lake Otis Parkway.

• Upgrade baseball fi elds at Abbot-O-Rabbit.

Protect and Improve Natural Resources
The park plan works to strike a balance between 
provision of  developed park and recreation 
facilities, and the need for protection and 
enhancement of  natural, undeveloped areas.   
The plan is very clear on the importance of  
maintaining the integrity of  the community’s 
major open space stream corridors, in particular 
the Campbell Creek system running immediately 
north the Bragaw Study area. 

“Following the east to west fl ow of  
Chester and Campbell Creeks, the 
best of  the natural resource greenbelts 
remind us of  Anchorage’s dramatic sea 
and mountain landscape. In the natural 
resource areas, Anchorage residents and 
visitors can walk, run, ski and ride from 
the Chugach foothills to Cook Inlet 

without confl icts with vehicular traffi c, 
and free from city noise and congestion. 
The natural resource use areas link many 
outstanding city parks and their diverse 
facilities into a continuous recreation 
system. They provide the opportunity 
to preserve special places – quiet woods, 
wetlands and wildlife habitats – for 
public enjoyment in their natural state. 
A major objective of  this plan is to join 
neighborhoods to parkland through 
natural resource corridors.”  

Examples of  specifi c policies in the draft plan 
include:
• Continue to acquire, enhance and develop 

greenbelts along Campbell Creek, and 
Little Campbell Creek.

• Ensure Campbell Creek Greenbelt is 
maintained through FNBP and Campbell 
Park to ensure wildlife corridors and 
migration routes. 

• Develop environmental education 
resources in cooperation with BLM 
Campbell Creek Environmental Center.

Develop Park Access, Trails and 
Connectivity
• Develop trail access along Bragraw Road 

extension to link to Campbell Creek Trail. 

• Look at east-west corridor in the vicinity 
of  the north for of  Little Campbell Creek.

• Complete Dowling Road pedestrian 
improvements with bike lane.

Need for Recreation Facilities - City Wide
• Develop seasonal sports complexes at key 

areas designed to meet local recreation 
needs but capable of  hosting national and 
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international events. This could include 
Kincaid and Far North Bicentennial Parks 
as Nordic ski centers.

• Improve and expand other recreational 
areas for both local and tourism values 
including Centennial campgrounds, Hillside 
ski area, Kincaid, Russian Jack and Far 
North Nordic skiing, ski joring trails, 
skateboard parks and dog parks. 

• Develop new facilities in reserved parks 
that are without facilities including the 
use of  some Natural Resource lands. This 
includes Kincaid, Far North Bicentennial 
and Ruth Arcand Parks. 

• Develop winter recreation facilities to 
include ice skating on lakes or outdoor 
rink, sledding hill, cross country skiing 
trails, ski joring trails, shelters and warming 
areas. The areas should be distributed 
throughout the Bowl, with FNBP one of  
specifi c 10 target areas.

6) Other functional Plans:

Use of  HLB lands will also be impacted by 
other planning and policies that will be revised 
over time to address the new Comprehensive 
Plan:
• Title 21 Update (currently in progress, see 

website: http://www.muni.org/planning/
prj_Title21.cfm)

• Town Center plans – At Dowling and Lake 
Otis, and at Abbott Loop 

• Utility Corridor Plan

• Underground Utilities Implementation 
Plan

• Areawide Library Plan

• Park, Natural Resource and Recreation 
Implementation Plan

D.  Public Input Summary
Public input on the Site Specifi c Land Use 
Plan was sought through a range of  methods,  
outlined below:

• Prepared and distributed an eight-page 
project Project Bulletin that described the 
project’s goals, issues and process;

• Published the Project Bulletin on-line at 
www.agnewbeck.com;

• Presented project information and gathered 
feedback from Community Councils 
adjoining the project area, as well as special 
interest groups, such as, the Friends of  Far 
North Bicentennial Park;

• Convened a work session with the 
Anchorage Assembly.

• Publicized the May 12th Public Workshop:
- 1200 postcards mailed to stakeholders 

identifi ed through earlier phases 
of  public involvement by DOWL 
Engineers and the HLB;

- Anchorage Daily News ran a short 
article with a map announcing the 
workshop;

- Posted public service announcements 
in area newspapers.

• Hosted a Public Workshop on May 
12th, 2004, attended by over 50 people. 
Approximately 12 parties provided 
comments on the project through means 
other than attending the May Workshop

• Based on public comments at the May 12th 
Workshop, a draft Site Specifi c Land Use 
Plan was prepared and released for public  
review in early June. 
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• Publicized the June 16th, 2004 Public 
Workshop, in a similar manner to the May 
12th Workshop, including::

• 1200 postcards sent to stakeholders 
identifi ed through earlier phases of  public 
involvement, including May 12th Workshop 
attendees and those who submitted public 
comments through other means;

• Distributed press releases and Public 
Service Announcements to area 
newspapers and radio stations;

• Sent a digital postcard and meeting 
announcement to all area Community 
Councils; and

• Prepared an on-line survey to gather 
comment on the Draft SSLUP.

Summary of  May 12 Workshop

The May 12th Workshop was well attended, 
with about 50 people participating.   The 
meeting began with a presentation of  
background information on the project’s 
goals, planning process, relationship to other 
planning efforts for the Bragaw Extension, and 
relationship to existing land use plans affecting 
the project area. 

The bulk of  the workshop was devoted to 
gathering public comment on options for future 
use of  the HLB parcels.   Public comment 
generally fell into two main categories:  1) 
Recommendations regarding use of  the site, 
and  2) Recommendations regarding the 
decision-making process.  These comments 
are summarized below; Appendix 2 presents a 
complete list of  comments recorded at the May 
12th Workshop, and through other means.

1)  Recommendations Regarding Use of  the 
Site:

•  There was virtually no directly stated 
opposition to conveying land for the 
corridor to construct the Bragaw 
Extension.   The presentation made 
clear at the outset that the fi nal decision 
to construct the Bragaw Extension 
had already been made, and that issues 
associated with the specifi c design and 
impacts of  the project should be directed 
to the road design and permitting process 
managed by the DOT/PF and DOWL 
Engineers. 

•  The large majority of  those attending the 
workshop stated strongly a preference to 
maintain the level and style of  use of  the 
east side of  the study area much as it is 
today, with no new development, including 
no recreational facilities other than trails.  
Comments emphasized the value of  
undeveloped open space, trail use, stream 
corridors and wetlands.  One example is 
presented below: 

“The Bragaw extension will impact 
the quiet forested character of  these 
trails (especially dog-mushing trails).  
I urge you to dedicate this property 
to parklands as any additional 
development will not be compatible 
will their current use.  There is no 
room for additional trails of  this nature 
so we must save the ones that are 
already here.” – Comment submitted 
by email.

•  Public comment regarding the west 
side parcel were more mixed.  Most 
comments favored leaving the area largely 
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undeveloped, with the possibility of  
constructing a wetlands science center or 
a neighborhood park.  Others argued for 
the benefi ts of  residential development, 
provided the projects were planned to be 
produce high quality housing sensitive 
to the surrounding neighborhood and 
adjoining sensitive lands (“no site condos”). 

2)  Recommendations Regarding the 
Decision-Making Process:

Three procedural issues were raised regarding 
the 270 acre eastern portion of  the project (the 
eastern portion is the area restricted to public 
and institutional uses by the terms of  the federal 
land transfer and the Far North Bicentennial 
Park Plan).  Points raised are listed below:
• Decisions about the use of  these lands 

should not be linked to the decision 
about transferring land for the corridor 
to construct the Bragaw Extension.  The 
planning process should not be held to 
the accelerated schedule required for the 
conveyance of  Bragaw Extension ROW, 
particularly during summer months when 
it is diffi cult to gather substantive public 
comment.

• Decisions about the use of  this area should 
be made in the context of  the entire Far 
North Bicentennial Park area, including 
BLM lands. Participants expressed that any 
changes in land use for the eastern portion 
of  the project area would potentially 
impact land use in the rest of  the park, and 
therefore should be considered within that 
broader context. 

• Signifi cant portions of  this area are likely 
to be proposed for mitigation of  Bragaw 

Extension-related wetland development.  
At least 27 acres of  the area is already 
identifi ed for mitigation related to the 
Simonian and Chuck Albrecht ball fi elds.  
Decisions about the use of  this area should 
be delayed until this issue is resolved.

Summary of  June 16th Workshop

Approximately 25 people attended this 
workshop  which began with a review of  the 
project purpose, a description of  the lands 
affected by the proposed development, and 
the potential uses for the lands adjacent to the 
proposed Bragaw Extension.  The majority 
of  the meeting was devoted to receiving 
comments on the draft plan.

The following is a summary of  comments 
offered during the public comment phase of  
the June 16th workshop.

Overall Summary --  meeting participants 
were pleased with the general direction 
oo the draft plan.  Participants confi rmed 
that essentially all the major issues raised at 
the previous workshop were satisfactorily 
addressed in draft plan.

Specifi c comments are listed below: 

-     Consider development standards for 
conveyance of  developable land.

- If  subdivisions or housing/commercial 
development is imminent -- encourage 
well-planned, attractive development.

- Reconcile current FNBP Plan (update), 
with draft Parks Plan and this Plan.

- Explain and highlight restrictions and 
allowed uses in regards to government 
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offi ces, research facilities, and Municipality 
of  Anchorage’s intention for the land.

- Why not just transfer the East side parcels 
to Parks Department?  Perhaps include 
as part of  Far North Bicentennial Park or 
Campbell Creek? 

- Concern expressed about leaving open 
“mitigation measures” for future “back 
door development.”  Don’t include 
mitigation banking.

- Add statement on potential economic 
benefi t of  trails (dog mushing, skiing, etc.) 
to Municipality of  Anchorage.

- Until Nordic Ski Association and other 
related groups have a better plan/system 
in place for re-vegetating, etc., consider not 
permitting more trail development.

- Are there archeological concerns?  New 
data is available at www.abbottloop.com. 

- What is zoning of  Section 3?  If  not 
already residential, there is a need for a re-
zoning process in order to develop.

- Make sure there is good Public Relations to 
announce fi nal version of  the Plan.  Make 
a huge effort to gather public input.
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CHAPTER 3 - 
SITE PHYSICAL 
CHARACTERISTICS

A.  Site Analysis 

Introduction

This section presents information on the 
physical environment of  the 338 acre Site 
Specifi c Land Use Plan study area.  This 
information is used to identify the intrinsic 
physical opportunities and constraints of  the 
site, and provide one basis for deciding how the 
area might best be used in the future. 

The most prominent features of  the study area 
and adjoining property are several branches of  
Campbell Creek.  These streams bracket the 
site – the South and North Forks of  Campbell 
Creek fl ow along the northern boundary of  the 
area, and the South Fork of  Little Campbell 
Creek brushes the site’s southern boundary.

Approximately half  of  the site is wetland 
vegetation with riparian habitat near the creeks. 
The remaining portion is covered with mixed 
forest, predominantly spruce and birch.  The 
largest area of  upland forest is located along 
an old river terrace in the southeast portion 
of  the study area.  The site’s most noticeable 
topographic features are remnant glacier 
deposits (possibly drumlins) rising above 
surrounding spruce bogs in the southwestern 
portion of  the study area.  

Review of Site Physical Characteristics

This chapter presents a summary of  
environmental data sources.  The remainder of  
the chapter presents maps and more details of  

the site’s geology, soils, wetlands, fl oodplains, 
and other characteristics collectively defi ning the 
site’s physical opportunities and constraints for 
development.

This collective environmental information could 
be labeled “planning level” data, well suited 
for generalized land use planning decisions, 
but not providing a high level of  precision.  
For example, this information is adequate for 
identifying the general boundaries of  stream 
corridors but decisions about the precise 
locations and building conditions for trails 
and buildings, etc. will require collecting and 
evaluating environmental data at a more refi ned 
scale.  

Data Sources

The data in this section is intended to provide 
generalized guidance for large scale land use 
planning. To prepare the site plan presented 
in this report, the consulting team relied on 
existing information generated by third parties, 
including the Municipality of  Anchorage’s GIS 
information, DOWL Engineering, CH2MHill, 
USFWS, BLM, and ABR, Inc.

GEOLOGY 
The Anchorage Bowl’s landscape is the result 
of  glacial and marine sedimentation.  The 
dominant geologic formations that underlie the 
study area are alluvial (sediments associated with 
stream channels) and an alluvial fan8.   West 
of  the planned road extension and the existing 
Abbott Loop Road are a few areas designated 
as glacial, marine, or lacustrine (lake sediments, 
usually fi ne laminated silts and clays) deposits.  
While categorized on city-wide maps as one of  
these three types of  deposits, within the study 
area these lands (dark on the legend) appear to 
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be primarily glacial moraine deposits that rise 
above surrounding low lands.  A few patches of  
colluvium (slope deposits) and glacial, marine 
deposits are located south of  the study area.

The alluvial fan and the alluvial-abandoned 
stream geologic formations are categorized as 
“coarse-grained deposits- sand and gravel.”9  
The alluvial deposits along the southeastern, 
better drained portion of  the HLB land remain 
close to the surface, while in much of  study 
area these alluvial regions have been overlaid by 
deep deposits of  organics at depths in excess 
of  ten feet.  The generalized characteristics of  
this category include good foundation material, 
generally well-drained, source of  sand and 
gravel for construction, good borrow material 
for road construction, and not frost susceptible.  
In the study area, these characteristics apply best 
in the upland areas in the southeast; northern 
portions are poorly drained wetlands. 

The glacial moraine deposits in the western 
and northern sections of  the study area are 
categorized as “mixed coarse and fi ne-grained 
deposits- till.” These formations remain 
exposed to the surface and provide areas 
physically suited for development. 

They are characterized by sediments that are 
generally suitable for foundations (but cause 
problems locally), are massive and tough (often 
diffi cult to drill and excavate), have steeper 
slopes, and are frost susceptible.  

Elevation

The area is generally fl at with an elevation 
range of  200-250 feet and drainage fl owing 
from east to west. There is a remnant stream 
terrace along the southeast corner of  the study 
area that is elevated and well drained.  A few 
remnant glacial deposits form low hills at several 
locations close to the southwest boundary of  

the HLB property and provide upland relief.  
The majority of  the area is relatively low, poorly 
drained, and level terrain.

Implications for Project Development 

Parks, Recreation, and Open Space:  None of  
the geologic properties would inhibit parks, 
recreation, and open space opportunities.  The 
glacial moraine deposit areas would support any 
type of  recreational development.  Areas with 
steep slopes would be best suited as natural 
use areas with possible low intensity recreation 
opportunities.  The better drained portions of  
alluvial fans have a high suitability for a wide 
range of  recreational uses including trails and 
other low-intensity recreation facilities in less 
well drained areas.

Urban Development & Public Facilities:  The areas Urban Development & Public Facilities:  The areas Urban Development & Public Facilities:
shown as glacial moraine deposits have a high 
suitability for single and multi-family residences 
as well as commercial development.  Alluvial 
fans close to the surface have high suitability for 
single family residences and moderate suitability 
for multi-family residences and commercial 
development.  The few areas of  steep slopes on 
the site create higher costs for development.

STREAMS
The study area is located within the Campbell 
Creek Watershed with three streams that cross 
the site in an east-west direction.  These streams 
include:

• North Fork of  Campbell Creek 
• South Fork of  Campbell Creek 
• Little Campbell Creek North (with a 

north and south branch).

The South Fork Campbell Creek fl ows down 
from the popular Powerline Pass and Williwaw 
Lakes recreation areas in Chugach National Park 
and is the largest of  the three streams. Within 
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the study area, the South Fork is a meandering, 
moderate gradient fl oodplain type channel1 that 
parallels the study area’s northern boundary.  
The South Fork fl oodway channel has been 
mapped west of  the Bragaw extension and these 
boundaries are shown on the map.  East of  
the extension, the map shows a buffer of  100’ 
on either side of  the creek.  This information 
provides a rough proxy for the location of  the 
fl oodway.  A very small, unnamed tributary 
of  the south fork extends into the center of  
the study area (see map).  The North Fork of  
Campbell Creek crosses the Bragaw Extension 
route north of  the study area, and shortly 
thereafter joins the South Fork.

The North Fork of  Little Campbell Creek is 
a small stream draining lowland hills.  It fl ows 
westerly near Hillside Park in the vicinity of  76th

Ave.  A small, unnamed branch of  this creek 
originally ran along the current route of  68th

Ave.

All these streams provide important fi ltration 
and recharge areas.10  The of  South Fork 
Campbell Creek is one of  the 3 most readily 
available sources of  water in the Municipality.11

The streams have fl oodplains that provide 
habitat for a variety of  vegetation characteristic 
of  lowland bogs (shrubs and small plants).  
These creeks provide important fi sh spawning 
areas as well as habitat for many other types of  
wildlife.  Stream corridors provide important 
migration routes for fi sh, wildlife and many bird 
species found within the Anchorage Bowl. 

Implications for Project Development 

Parks, Recreation, and Open Space:  Ideal 
use of  the stream corridors is to be left 
predominantly in their natural state.  Low 
intensity recreation use such as hiking, nature, 
bike, cross-country skiing, equestrian, and dog 
sled trails are moderately compatible for these 

streams when well designed.  Moderately-high 
and higher intensity recreation activities should 
generally not be considered for these areas.

Urban Development:  No commercial or residential Urban Development:  No commercial or residential Urban Development:
development would be suitable in stream ways 
or fl oodways. 

Public Facilities:  Areas outside of  the 100-200 Public Facilities:  Areas outside of  the 100-200 Public Facilities:
foot stream setback would be suitable areas for 
park-related facilities that would not interfere 
with the watershed’s processes.

WETLANDS 
The Anchorage Wetland Management Plan 
describes wetland values including wetlands as 
highly productive ecosystems that regulate and 
moderate surface water fl ows.  Wetlands protect 
other water bodies from erosion by reducing 
the velocity of  fl oodwaters while purifying 
water through uptake of  nutrients and settling 
of  particles.  The plan also notes the value of  
wetlands for a variety of  outdoor recreation 
activities from wildlife viewing to nature walks 
(Anchorage Wetlands Management Plan, April 
1996, page 1).

Wetlands found in the study area include 
riparian wetlands along stream channels such 
as the South Fork of  Campbell Creek, black 
spruce wetlands, and a few pockets of  open, 
meadow-like wetlands located in the midst 
of  otherwise well-drained, mixed spruce and 
deciduous forest.

The map on the facing page displays type “A” or 
preservation wetlands in the Municipal Wetland 
Management Plan as the large diagonal hatched 
areas.  Wetland delineations are preliminary. 
More detailed on-site mapping is needed to 
refi ne the boundaries shown here.  

Type “A” wetlands are the dominant type 
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of  wetlands in the study area and have the 
highest value of  the three Municipal wetland 
classifi cations.  Type “A” wetlands may only 
be altered or disturbed under specifi c, limited 
conditions.  Examples of  circumstances in 
which fi ll in such areas is permissible, subject 
to individual 404 permits, include utility, road 
or rail crossings, or when restrictions might 
preclude all economic use of  a property  (See 
Municipal Wetland Management Plan for 
details).  

Where fi ll is approved, mitigation measures 
are commonly required.  The dotted hatched 
areas denote type “B” or conservation wetlands.  
These are of  moderate to high value and require 
a Corps Individual Permit to alter or disturb. 
The northern end of  Far North Bicentennial 
Park is lined by type “B” wetlands. 

Implications for Project Development 

Parks, Recreation, and Open Space:  Wetlands, 
and land adjoining wetlands, can be assets for 
recreation, including trails and wildlife viewing.  
Trails can cross wetland areas but require extra 
costs, such as construction of  boardwalks.  
Wetland areas, once frozen and covered with 
snow, may be suitable for winter trail activities.  
The set of  wetlands and streams in the vicinity 
of  the study area link two major parks:  Far 
North Bicentennial Park and Campbell Park.  
The connection ensures the preservation of  
wildlife, fi sh and bird species by providing food, 
cover, habitat, and migration routes.

Urban Development:  Wetlands are generally not 
appropriate for urban development, due both to 
the potential impact of  urban development on 
wetland values, and the higher cost for building 
in wetland areas.  

Public Facilities:  For public need projects, fi lling Public Facilities:  For public need projects, fi lling Public Facilities:

“A” wetlands might be permittable for actions 
which enhance or restore a site’s functions and 
values, but are generally not to be developed, 
cleared, or otherwise altered.  Fill proposals 
could be reviewed for minor encroachments if  
these sites are the only practicable alternative 
location for such use.  These projects include 
utility, road or trail crossings, and should 
be cited at the wetland fringe or in the least 
important sections of  the wetlands to the 
maximum extent possible. Setbacks of  100’ 
should be applied but may be fi ne-tuned via the 
Individual Section 404 Permit process.

SOILS 

Soil information was extracted from a 
cooperative study done in 2001 by the 
Anchorage Soil and Water Conservation District 
(ASWCD) and numerous Municipal and state 
agencies. There is a large range of  soil types in 
the study area, varying from well sorted fi ne 
sand beds to poorly sorted gravel/sand/silt/clay 
mixtures.  The poorly sorted soils lie along the 
upland areas, alluvial gravel deposits are located 
along the creeks, and aquatic deposits are in the 
lowland/poorly drained areas. 

Soil types were grouped into 5 categories based 
on drainage qualities: well drained, gravel fi ll, 
moderately drained, somewhat poorly drained, 
and very poorly drained.  The majority of  
the eastern HLB parcels in the study area 
are comprised of  soils that are well drained 
(Kashwitna, Kichanta, Deception, Estelle, 
Cryosynths, and Urban).  Good soils are also 
found in the western parcel on top of  the 
morainal deposits.  Land bordering the South 
Fork of  Campbell Creek  has moderately 
drained soils (River-Nikason complex).  The 
remainder of  the study are is primarily very 
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poorly drained soils (various Peat, Jacobsen-
Disappear-Doroshin, and Moose River-
Niklason complex).  Just south of  the study area 
are the gravel fi ll areas associated with the BLM 
Campbell tract, and areas of  somewhat poorly 
drained soils (Cryothents/Urban land, and 
Pioneer Peak silt loam).  

Implications for Project Development 

Parks, Recreation, and Open Space:  Well drained 
soils could sustain any type of  recreational 
activity.  Low intensity to moderate intensity 
recreation activities would be highly suitable 
for moderately-drained soils, and moderately 
suitable for poorly-very poorly drained soils.  
Moderate to high intensity recreational activities 
would be moderately suitable for moderately 
drained soils.  Anything above low intensity 
recreation would be of  low suitability for poorly 
drained soils. 

Urban Development:  Well drained soils 
would have high suitability for single family 
residence(s), multi-family residence(s), and 
commercial development.  Moderately drained 
soils have moderate suitability for any type 
of  development.  Poorly drained soils have 
low suitability for development, due to higher 
development costs. 

Public Facilities:  Well drained soils are less Public Facilities:  Well drained soils are less Public Facilities:
expensive and require less material to build a 
foundation on compared to poorly drained soils.  
The two areas west of  the road expansion that 
consist of  well-drained soils (upland morainal 
deposits) would be suitable foundation for a 
small-medium sized development.  The parcels 
with well drained soils east of  the creeks could 
house a larger facility, consistent with park 
policy.

# Name Elevation Drainage 
Class 

Vegetation

417 Doroshin 
Peat 

33-1,312 
feet

Very poorly 
drained

Stunted black 
spruce woodland 
and open forest, 
mixed paper birch-
spruce forest, 
bluejoint reedgrass 
meadow

424 Icknuun 
Peat, 0-3% 
slopes

33-984 
feet

Very poorly 
drained

Low ericaceous 
shrub-shrub birch 
scrub, stunted 
black spruce 
woodland and 
open forest, sedge-
grass meadow

425 Jacobsen-
Disappear-
Doroshin 
Complex 
(426)

164-1,312 
feet

Very poorly 
drained

Mixed paper 
birch-white spruce 
forest, stunted 
black spruce 
woodland, and 
open forest 

426 Jacobsen-
Disappear-
Doroshin 
complex, 3-
7% slopes 

164-1,312 
feet

Very poorly 
drained

Mixed paper 
birch-white spruce 
forest, stunted 
black spruce 
woodland and 
open forest

438 Moose 
River-
Niklason 
complex, 
occasionally 
fl ooded, 0-
3% slopes 

33-1,323 
feet

Very poorly 
drained

Tall alder-willow 
scrub, low willow 
scrub, sedge-grass 
meadow

446 Salamatof 
peat 

16-656 
feet

Very poorly 
drained

Low ericaceous 
shrub-shrub birch 
scrub, stunted 
black spruce 
woodland and 
open forest, sedge-
grass meadow.

440 Pioneer 
Peak silt 
loam, 0-3% 
slopes 

33-1,128 
feet

Somewhat 
Poorly 
Drained

Mixed paper 
birch-white spruce 
forest, mixed paper 
birch-quaking 
aspen forest

441 Pioneer 
Peak silt 
loam, 3-7% 
slopes 

33-1,312 Somewhat 
poorly 
drained

Mixed paper 
birch-white spruce 
forest, mixed paper 
birch-quaking 
aspen forest

Soil Types of the Bragaw Study Area
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# Name Elevation Drainage 
Class

Vegetation

437 River-Nikason 
complex, 
frequently 
fl ooded, 0-3% 
slopes (437)

33-984 
feet

Moderately 
well drained

Mixed 
balsam 
poplar-paper 
birch forest, 
paper birch 
forest, mixed 
paper birch-
white spruce 
forest

428 Kashwitna-
Kichatna 
complex 

82-1,476 
feet

Well drained Mixed paper 
birch-white 
spruce 
forest, paper 
birch forest

431 Kashwitna-
Kichatna 
complex, 
undulating 

82-1,476 Well drained Mixed paper 
birch-white 
spruce 
forest, paper 
birch forest

432 Kashwitna-
Kichatna 
complex, 
undulating 
and hilly 

82-1,476 Well drained Mixed paper 
birch-white 
spruce 
forest, paper 
birch forest

410 Deception-
Estelle-
Kichatna 
complex, 0-
7% slopes 

66-1,312 
feet

Well drained Mixed paper 
birch-white 
spruce 
forest, paper 
birch forest

414 Deception-
Estelle-
Kichatna 
complex, 
undulating 
and hilly 

164-1,476 Well 
Drained

Mixed paper 
birch-white 
spruce 
forest, paper 
birch forest

429 Kashwitna-
Kichatna 
complex, 12-
20% slopes 

246-1,968 Well drained Mixed paper 
birch-white 
spruce 
forest, paper 
birch forest

407 Cryothents 
and Urban 
land, 5-20% 
slopes 

33-328 
feet

Somewhat 
excessively 
drained

406 Cryothents 
and Urban 
Land, 0-5% 
slopes 

33-902 
feet

Somewhat 
excessively 
drained

VEGETATION
Vegetation analysis is interpolated from aerial 
photos and previous analysis conducted by 
DOWL Engineers for adjacent projects.  The 
study area is comprised of  many different 
vegetation patterns.  These form a complex 
vegetation mosaic that includes bogs, grassland, 
deciduous forest, mixed forests, dwarf  
black spruce forest, riparian vegetation, and 
urban/disturbed land.  Consistent with other 
environmental data categories, the southeast 
portion is primarily made up of  mixed forest 
(aspen, willow, spruce, birch, and cottonwood) 
and evergreen forests.  The lowland areas, 
located along the creeks contain bog/riparian 
vegetation and grassland mixed with dwarf  
spruce or occasional birch trees.

TERRESTRIAL MAMMALS
Overall, the study area offers relatively good 
wildlife habitat.  Like much of  Anchorage, the 
area is regularly used by moose, and occasionally 
by bear, coyote, fox and other larger mammals.   
Campbell Creek is an anadromous fi sh stream, 
providing spawning and rearing habitat for 
salmon, trout and other fi sh species.  

Moose
Moose data collected to date as part of  the 
Bragaw Extension Environmental Assessment, 
and referenced in this plan, are limited and 
preliminary.  In 2003 ABR started an analysis 
of  habitat use for the proposed Abbott Loop 
extension project.  Using pellet counts, track 
surveys, and aerial surveys they found the 
highest numbers of  moose along the planned 
highway corridor in areas of  open black spruce 
bog.  This area has been cleared for the utilities 
including the powerline, and consequently 
contains relatively abundant moose forage.  
Moose use includes bedding down in spruce 

Soil Types of the Bragaw Study Area, cont.
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and mixed forest close to the powerline or in 
the powerline and feed on willows along the 
powerline right-of-way or cross roads into 
residential area.  The area just north of  64th

Avenue had high densities of  pellets, and was 
heavily used during most snow track surveys.  
Moose populations tend to fl uctuate in this 
area between summer, spring and winter when 
fi nding available habitat to forage12 and to 
calve13.

Other Mammals
An estimated 250 black bears and 60 brown 
bears live in the Anchorage area14.  Bears in 
Anchorage prefer forested habitat, including 
steam corridors, however, subdivisions are 
expanding rapidly into bear habitat adjacent to 
Chugach State Park, particularly in Eagle River, 
along Hiland Road, and on the Hillside.  Large 
lots and dense natural vegetation allow bears to 
use these subdivisions without being seen.   
Wolves are occasionally seen in this area, but Wolves are occasionally seen in this area, but Wolves
primarily to the south, in the Abbott Loop area 
(CH2M Hill, 2003).  Other mammals include 
beaver (Castor Canadensis), porcupine (Castor Canadensis), porcupine (Castor Canadensis Erithizon ), porcupine (Erithizon ), porcupine (
dorsatum), red squirrel (dorsatum), red squirrel (dorsatum Tamiasciurus hudsonicus), Tamiasciurus hudsonicus), Tamiasciurus hudsonicus
snowshoe hare (Lepus americanussnowshoe hare (Lepus americanussnowshoe hare ( ), species of  Lepus americanus), species of  Lepus americanus
mice (Peromyscus sppmice (Peromyscus sppmice ( .), and species of  vole 
(Cletherionomys spp). Cletherionomys spp). Cletherionomys spp

BIRDS
The Bureau of  Land Management, Anchorage 
Field Offi ce has conducted a 6 year study (1997-
2003) of  the birds that inhabit the adjacent 
Campbell Tract area.  A total of  34 different 
species have been mist netted and banded 
during the fall migration (see table below).  Of  
these species, the olive-sided fl ycatcher, the 
gray-cheeked thrush, Townsend’s warbler, and 
the blackpoll warbler are on Alaska’s species of  
concern, and the Bureau of  Land Managements 

list of  sensitive species (CH2M Hill, 3003).  

The area provides habitat for migration, nesting, 
and foraging for birds of  prey including the 
Northern Harrier (CH2M Hill, 2003).Species 
found at least seasonally include: 

Alder Flycatcher, American Robin, Arctic 
Warbler, American Tree Sparrow, Black-capped 
Chickadee, Blackpoll Warbler, Boreal Chickadee, 
Brown Creeper, Chipping Sparrow, Common 
Redpoll, Downy Woodpecker, Fox Sparrow, 
Golden-crowned Kinglet, Golden-crowned 
Sparrow, Gray-cheeked Thrush, Gambel’s 
White-crowned Sparrow, Hermit Thrush, 
Lincoln’s Sparrow, Myrtle Warbler, Northern 
Waterthrush, Orange-crowned Warbler, Pine 
Siskin, Red-breasted Nuthatch, Ruby-crowned 
Kinglet, Savannah Sparrow, Slate-colored Jnco, 
Sharp-shinned Hawk, Steller’s Jay, Swainson’s 
Thrush, Townsend’s Warbler, Varied Thrush, 
Wilson’s Warbler, Yellow-shafted Flicker, and 
Yellow Warbler.

FISH
CH2MHill did habitat surveys on South 
Fork Campbell Creek and North Fork Little 
Campbell Creek15.  The South Fork Campbell 
Creek has generally good habitat quality outside 
of  the utility corridor.  It has good streambank 
stability and a streambed composed of  small-
large gravels that provide suitable substrate for 
salmon spawning.  The majority of  juvenile 
salmonids reported were Coho (Oncorhynchus 
kisutch) with some Chinook (kisutch) with some Chinook (kisutch Oncorhynchus 
tshawytscha), Sockeye (tshawytscha), Sockeye (tshawytscha Oncorhynchus nerka), and Oncorhynchus nerka), and Oncorhynchus nerka
rainbow trout (Salmo gairdneri).  The North Fork Salmo gairdneri).  The North Fork Salmo gairdneri
Little Campbell Creek has only fair habitat 
due to fi ne grain sediments and lack of  pools.  
The majority of  juvenile salmonids reported 
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here were coho and Dolly with some rainbow 
species.  Coho were found to spawn in the 
South Fork Campbell Creek.  

Implications for Project Development 

The study area and surrounding properties 
provide a range of  valuable habitats.  Streams 
and streamside riparian areas are particularly 
valuable for a range of  species and are relatively 
rare environments.  These areas should be 
protected in a natural state, with development 
limited to minimally intrusive activities, such as 
trails.  

Forested environments are also good habitat, 
but much more common in the Anchorage 
Bowl and Southcentral Alaska.  Development 
in these areas is possible, but should be planned 
to minimize disruption.  Strategies include 
concentrating development in relatively compact 
clusters, and maximizing retention of  existing 
vegetation.  

B.  Summary Of Physical 
Suitability

The fi nal map opposite summarizes the physical 
suitability for development in the study area, 
based on a synthesis of  the environmental 
information presented previously in this 
chapter.   

“Physical suitability,” as used here, refers to the 
intrinsic capacity of  any given area to support 
a given use.  This information does not include 
consideration of  the appropriateness of  the 
use related to surrounding land uses, past plans, 
concerns of  neighbors, etc.  The fact that an 
area is physically suitable for development 
doesn’t necessarily mean the site is appropriate 
for a use, nor is the converse necessarily true.  

Some categories of  physical capability primarily 
affect development costs, for example unstable 
soils or increasing slopes.  Development is 
entirely possible in such areas, but the costs 
to build are greater than in areas without such 
constraints.  Other categories primarily refl ect 
concern about the impacts of  development 
on sensitive environments, such as stream 
corridors.  Finally, this category incorporates 
consideration of  potential natural hazards, such 
as areas prone to fl ooding.  

The synthesis of  natural resource data for 
the study area produces the following general 
categories:  

• Areas with low physical suitability for 
development – these areas are wetlands, 
stream corridors and fl oodplains.

• Areas physically suitable for development 
– these areas, in the southeast and a few 
portions of  the western part of  the study 
area, are places with good soils, few or 
no wetlands, and outside the boundaries 
of  stream corridors.  On both east and 
west sides of  project area, the area shown 
as capable for development have similar 
physical potential; the only difference 
between the two is that the east side is 
shown as suited for “public facilities” 
which refl ects the restrictions imposed by 
title and Park Plan policy.
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CHAPTER 4 - SITE 
PHYSICAL PLAN

Site Planning Process 
This chapter presents a project site plan.  The 
site plan integrates the considerations presented 
in earlier chapters, including plans like the 
Far North Bicentennial Park Plan and 20/20 
Comprehensive Plan (chapter 2), existing use 
patterns on the site (also in chapter 2), and the 
site’s environmental characteristics and public 
comments (chapter 3).  

Heritage Land Bank Mission

The mission of  the Heritage Land Bank is to 
manage uncommitted municipal land and the 
Heritage Land Bank Fund in a manner designed 
to benefi t the present and future citizens of  
Anchorage, promote orderly development, and 
achieve the goals of  the Comprehensive Plan. 

From the Heritage Land Bank’s 2003 Work 
Plan and 2004-2008 Five-Year Plan: “Our 
mission mandates we serve a wide variety of  
constituents as we work to implement 2020, 
the Anchorage bowl Comprehensive Plan, the 
Chugiak-Eagle River Comprehensive Plan, and 
the Girdwood Area Plan.”

HLB serves as a: 
• Land management agency to steward 

uncommitted property for the long-term; 

• A catalyst to promote “orderly 
development” of  our community. HLB 
helps identify, evaluate and transfer lands 
to other agencies for school sites, parkland 
and public facilities; 

• A facilitator for responsible development, 
offering land not needed for public 
purposes to the private sector. 

• A lead public sector partner for a wide 
variety of  land use transactions.”

Site Plan Goals 
These goals are derived from a combination of  
existing policy documents and public comments.  
They set a framework for guiding and evaluating 
choices about future uses on the site.  The 
goals highlight the need to consider the area 
both from the perspective of  surrounding 
neighborhoods, and also from the broader view 
of  the Municipality as a whole.

Neighborhood Goals
• Maintain and improve quality of  life for 

local residents.

• Maintain and improve the character of  the 
neighborhoods, including quality residential 
settings and convenient, safe access to 
nearby “towncenter” mixed use districts.

• Provide ready access to diverse open space 
and recreation opportunities.

City-Wide Goals
• Provide a diverse range of  recreation 

opportunities, from undeveloped open 
space through active, developed recreation.

• Help strengthen and diversity the 
Anchorage economy, by expanding 
opportunities for  resident and visitor 
recreation, particularly for winter 
recreation.

• Maintain the quality of  the natural lands 
within the Municipality and of  natural 
environmental systems.  In particular 
maintain and improve the integrity of  the 
community’s major open space greenbelts, 
including Campbell Creek. 
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• Provide lands for needed community 
facilities and institutions, including schools, 
municipal services, indoor recreation and 
cultural activities. 

• Improve Anchorage’s economy through 
creating more reasons for visitors to 
spend time and money in Anchorage, 
and improving quality of  recreation 
opportunities to attract and hold residents 
and businesses.

• Help implement and balance community 
planning objectives (e.g., Anchorage 2020 
Plan, the MOA Long Range Transportation 
Plan 5, Far North Bicentennial Park Master 
Development Plan, etc.)

• Work with public, non-profi t and 
private partners to leverage the greatest 
community benefi t for each parcel (e.g. Far 
North Bicentennial Park, Chugach State 
Park, Great Land Trust, developers seeking 
wetland mitigation sites, etc.)

Site Plan Policies
The Site Specifi c Land Use Plan addresses uses 
in three distinct areas, outlined and shown on 
Map 4-1, the Site Physical Plan.  

1. Bragaw Expansion Road Corridor 

The Bragaw road corridor extends from the 
existing southern limit of  Bragaw south to the 
northern end of  Abbott Loop.  Most of  the 
300 feet wide corridor is already prescribed 
by two long, narrow parcels (3-047 and 3-
027).  The corridor then curves south and east 
to meet Abbott Loop, crossing through the 
eastern portion of  parcel 3-064.  This corridor 
was identifi ed and reserved for the Bragaw 
Extension in 1987 in the City’s Long Range 
Transportation Plan.

Under this SSLUC plan, land within this 
corridor will be used for the road itself, 
associated bridges and earthwork, trails and 
utilities.  A major water line will traverse this 
corridor, to be designed and built as part of  
the road project.  The corridor may be used for 
other utilities in the future.

This Site Specifi c Land Use Plan will not be not be not
the mechanism for the Heritage Land Bank 
or broader Municipality to express concerns 
regarding detailed design issues.  Road-related 
concerns will be addressed by the MOA Long 
Range Transportation Plan and through the 
MOA’s involvement in DOT/PF’s Bragaw/
Abbott Loop Extension Design and Permitting 
Process.  This plan does, however set out 
general goals for the road, expressed below:

• Extend Bragaw from Tudor to Abbott 
Loop, to improve vehicular circulation in 
Anchorage

• Use bridges to maintain the integrity of  the 
streams, associated riparian and wetland 
areas, and wildlife habitat that cross the 
highway corridor.

• Design and build a limited-access ‘parkway-
style’ road:

- No curb cuts on the road other than the 
future intersection of  Dowling

- Retain land on either side of  the road 
in its current, undeveloped state, so 
the appearance of  the road is one 
of  crossing through a largely natural 
environment

• Complete road-related environmental 
assessment work

• Comply with permitting requirements:

- As part of  the project approval 
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process, submit plans for review 
demonstrating compliance to all 
applicable local, state and federal 
environmental regulations, including 
wetlands, water quality, anadromous 
fi sh and wildlife-related regulations.

• Mitigate traffi c issues associated with road 
completion:

- Improve Abbott Loop south of  
its intersection with 64th (the 
continuation of  the Bragaw extension).  
Improve the road to a rural collector 
standard, comparable to Abbott 

- Provide crosswalks and controls at 
intersections to allow safe connections 
for vehicles and pedestrians along this 
route

• Provide new trails adjoining the road, and 
linking to the existing trail system in the 
area:

- Provide a trail on the east side of  the 
Abbott Loop, providing access to the 
Simonian Baseball fi elds.

The road corridor is expected to be conveyed to 
the State upon completion of  the HLB disposal 
process, which requires public hearings in front 
of  the HLB Advisory Board and the Municipal 
Assembly.  Precise boundaries for the portion 
of  the corridor passing through parcel 3-064 
will be set when the corridor is conveyed to the 
state.

HLB land either side of  the road corridor may 
be used on a temporary basis as part of  the road 
construction process.

2. West Side 

The second of  the three areas that make up the 
Site Specifi c Land Use Plan is the portion of  
parcel 3-064 west of  the Bragaw road corridor.  
This area fronts on residential land to the 
south and west.  As was outlined earlier in the 
report, unlike the land east of  the extension, 
use in this area is not restricted by the Far 
North Bicentennial Park Plan or the terms of  
the transfer of  land from federal to municipal 
governments.

In the near term, this land will remain in 
public ownership, managed by the Heritage 
Land Bank.  The northern portion of  
the area will be reserved for extension of  
Dowling Road.  The exact route of  this 
extension has not been determined, but as 
is shown on the map, the route runs east 
and then swings south to meet the Bragaw 
Extension.  Once the Dowling road corridor 
is established and the road constructed, any 
land north of  the corridor will be added to 
the existing Campbell Creek Park.  

HLB will delay fi nal decisions on the future use 
of  land south of  the Dowling Extension until 
that road is built, and more detailed information 
is available on the physical opportunities 
and constraints of  the land.  This evaluation 
should occur as part of  the environmental 
and engineering evaluation associated with the 
Dowling Extension.   Current data, as well as 
visits to the site, show that much of  this land is 
wet, but the area includes two “peninsulas” of  
higher, better drained property.   
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Three options will be considered for the future 
use of  the area south of  the future Dowling, 
listed below in order of  preference.

a. Residential land sales (preferred use) 
If  evaluation of  the site building conditions 
shows the site has at least 10 acres physically 
suited for development, HLB will use this 
land for residential development or for 
trade.  Trading property will, for example, 
allow HLB to gain land for public purposes 
such as Chugach State Park access.  Selling 
land for residential use is consistent with the 
HLB mission, and helps meet the needs of  
Anchorage for additional residential land.

Guidelines for developing this property include:

• The project should be developed as a 
“conservation subdivision” as outlined 
in the 20/20 Comprehensive Plan.  
Conservation subdivisions use a clustering 
approach to protect open space, provide 
outdoor recreation amenities and reduce 
costs of  utilities, while providing a high 
quality residential environment.   

• Future residential planning will include 
specifi c standards ensuring the new 
project is a good fi t with surrounding 
neighborhoods, and has minimum impact 
on adjoining natural areas, e.g., through 
policies addressing retention of  vegetative 
buffers, landscaping requirements, building 
coverage, drainage, use of  and fertilizers 
and herbicides.

• Once Dowling and the Bragaw Extension 
are built, this area would be suited for 
moderate density housing, such as 

duplexes or townhouses.  Such housing 
would permit a relatively large number of  
dwelling units, while still retaining portions 
of  the site as open space.  

• Access to this housing would not be 
directly from Dowling or Bragaw, as these 
roads will be limited access “parkways” in 
this area.  Consistent with this policy, the 
land adjoining the intersection of  these 
roads should have a natural appearance, 
and not become a site for development.

b. Public facilities (second priority)
As is the case with residential, if  evaluation 
of  the site building conditions shows the site 
has at least 10 or more acres land physically 
suited for development, HLB may use this 
site for municipal services or facilities.  Such 
facilities would need to be designed to minimize 
adverse impacts on the quality of  the adjoining 
residential neighborhood.  One leading option 
is a neighborhood park.  The MOA Draft 
Park Plan identifi es this area as defi cient in 
neighborhood park space, and this area could 
be used for that purpose. A related alternative, 
suggested at the fi rst public workshop, is 
development of  a wetland science center, which 
would be linked to protection and interpretation 
of  surrounding wetland areas.

c.  Retention in public ownership, managed 
for open space and informal recreation
If  the area ultimately proves to have little or 
no land physically suited for development, the 
area would be retained in HLB ownership and 
managed as open space, with facilities limited 
to trails or other actions that do not protect the 
area’s existing natural character.  Commercial or 
industrial uses are not permitted on this site.
Use of  the small, “leftover” triangular area 



Chapter 4 - Site Physical Plan

  Bragaw Extension HLB Properties
Page 40

northeast of  the Bragaw corridor will generally 
be the same as the wetland and stream corridor 
portions of  the east side parcel, discussed below.   
Primary uses in this small triangular parcel are 
management and protection of  wetland and 
open space values, with the option for extension 
of  an access drive from the Dowling-Bragaw 
intersection into new recreation or other public 
uses that ultimately may be developed in that 
area.

3. East Side Parcel 

This parcel is located on the east side of  the 
Bragaw Extension road corridor, and takes in 
approximately 270 acres.  Most of  the northern 
and western portions of  this parcel are stream 
corridors and wetlands; the southeastern section 
is generally well drained, forested uplands, with 
physical potential for developed uses.

In the near term, this land will remain in public 
ownership, managed by the Heritage Land 
Bank.  The area will be managed consistent 
with the constraints established in the transfer 
of  land from the state to the Municipality, 
the Far North Bicentennial Plan and the 
recommendations from the nearly completed 
Municipal Parks Plan.  Permitted uses under 
these restrictions are summarized below; 
Chapter 2 provides more detail.  

• Terms of  the transfer limit use of  these 
lands to “public parks, recreational 
purposes and other compatible public 
purposes”.  

• Far North Bicentennial Park Plan identifi es 
two uses in this area.  The upland area 
is defi ned as “PLI-3” (Public Lands & 

Institutions).  Permitted uses in this area 
are natural history and outdoor education 
facilities, research facilities dependent 
on the natural environment, trails and 
recreation uses; uses conditionally allowed 
include offi ces, administrative headquarters, 
or related facilities for educational, health 
related or other quasi-public organizations.  
The FNBPP includes standards that 
would guide any development in the area. 
Secondly, the FNBPP identifi es the lands 
along Campbell Creek as a greenbelt, to 
be managed to protect water quality and 
stream fl ow, allowing trails and other low 
impact recreational uses.

• The MOA Parks plan identifi es basic needs 
for recreation and open space city-wide.  
The strongest direct implication of  the 
plan for this area is the need to maintain 
the quality of  the east west stream corridor 
systems.

Policies for this eastern portion of  the SSLUP 
are divided into two geographic areas: the 
stream and wetlands corridors and the PLI(3) 
lands.

Wetlands and Stream Corridors

The wetland and stream corridors that make 
up the northern and western portions of  
this east side area (see map) will generally be 
retained in public ownership, and managed to 
protect water quality, open space and habitat 
values.   Currently, wetland, fl oodplain and other 
environmental base data for these areas are very 
preliminary.  As more detailed environmental 
information becomes available, portions of  
these lands may be determined not to be 
wetlands or otherwise critical to the integrity 
of  the stream corridors, and therefore be 
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appropriate for more developed recreational or 
other public uses.   

Some or all of  this wetland and stream corridor 
area will be available for wetland and open 
space mitigation linked to future development 
projects.  This area will function as a “mitigation 
land bank” – providing land that can be used 
to offset development of  specifi c projects 
in other areas of  Anchorage.   One section 
of  this property – 27 acre, parcel 3-048 - has 
already been identifi ed for mitigation of  losses 
of  wetlands and open space associated with 
the Simonian Little League ballfi elds and the 
Chuck Albrecht ballfi elds.  This mitigation 
action has been approved by the MOA Parks 
and Recreation Commission, the Assembly and 
the Army Corp.  In addition, portions of  this 
wetland and stream corridor area are under 
consideration for use to mitigate impacts of  
development associated with construction of  
the Bragaw Extension, and later the Dowling 
Extension.  

As lands are designated for mitigation they may  
be formally added to the adjoining Far North 
Bicentennial Park. 

Uplands/”PLI-3” Area

The remainder of  the property, the better 
drained southeastern portion, comprises 
approximately 150 acres.  In the near term this 
land should remain much as it is today, i.e., held 
in public ownership and used for low intensity 
public recreation, including a range of  trail uses.  

In the longer term this area should be used for 

more intense recreational and/or institutional 
development as currently allowed by the Far 
North Bicentennial Park Plan.  This site has 
potential to meet the need for an improved 
public “portal” into the Far North Bicentennial 
Park, both for Anchorage residents and visitors.  
The Draft MOA Parks Plan identifi es FNBP as 
a likely and appropriate candidate for a number 
of  such uses.  Two specifi c options, consistent 
with the FNBPP, are briefl y described following:

Recreation “chalet”
This area could be used to site a modest chalet 
similar to those currently located in Russian Jack 
and Kincaid Parks.  Like those two facilities, this 
chalet could serve as a staging point and support 
facility for a range of  outdoor recreation 
activities, including ski and running races, 
orienteering, Junior Nordic, and educational 
programs.  Development would include the 
chalet itself, parking, and trail access.

Four season recreation center
A more ambitious scenario would use this 
area for a range of  community recreation 
facilities.  Anchorage recreational and tourism 
groups are exploring options for creation of  
an multi-season recreation and sports center, 
that would better link residents and visitors to 
Anchorage’s outdoor attractions, including Far 
North Bicentennial Park, and Chugach State 
Park.  Facilities associated with this scenario 
include sports facilities like ice skating or speed 
skating, a more expansive chalet, parking, and 
more developed indoor and outdoor venues for 
staging events.

Determining when and if  these or other 
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developed uses should occur on the PLI(3) 
lands requires a broader planning process 
than will occur as part of  this Site Specifi c 
Land Use Plan. This broader process should 
include consideration of  the future uses of  the 
adjoining BLM Campbell Tract, plans for Far 
North Bicentennial Park, options for locations 
for development in other parts of  Anchorage, 
and the needs of  institutional users such as the 
University, the school system.  

Consideration for options to use the Campbell 
tract is particularly important, as much of  that 
area has already been cleared and could be 
developed without altering the relatively natural 
lands with the PLI area.
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CHAPTER 5 - SITE 
SPECIFIC LAND USE 
STUDY

A.  Code Requirements

The HLB is required to develop a site specifi c 
land use study consistent with Anchorage 
Municipal Code 25.40.025 when the Municipal 
comprehensive plan is insuffi cient to guide 
land disposals and land use decisions. This 
analysis, presented in this fi nal chapter, 
addresses the following issues: 

a)  Need for community facilities such as 
roads, parks, trails, schools, satellite 
municipal offi ces; 

b)  Historical and natural landmarks, natural 
hazards, environmentally sensitive lands;

c)  Public utility needs;
d)  Potential residential, commercial, industrial 

areas;
e) Land use compatibility with adjacent areas; 

and
f) Consistency with uses defi ned in the 

Comprehensive Plan and Zoning for the 
area.  

B.  Analysis

1)  Need for community facilities such 
as roads, parks, trails, schools, satellite 
municipal offi ces;

The conclusions presented in the draft plan 
considered, and are responsive to, the need for 

community facilities.

Roads: 
The need for the Bragaw Extension has been 
documented in a series of  plans and studies 
over the last 30 years.  The possible need for 
a Bragaw Extension was fi rst discussed in the 
Long Range Transportation Plan in 1976.  In 
1987 a 300’ corridor was designated, and a 
preliminary route for the extension was shown 
on LRTP maps beginning in 1991.  

The Bragaw Extension and the extension of  
Dowling to Bragaw were again identifi ed as 
priorities in the East Anchorage Transportation 
Study, which was prepared to examine 
alternative solutions to east side traffi c problems 
in 2001- 2002. Subsequently, voters approved 
$37.5 million to construct the Bragaw Extension 
in a statewide bond measure in fall 2002. The 
Bragaw extension project was offi cially added 
to the LRTP in late 2003, after approval by the 
AMATs Policy Committee.

The possible need for the extension of  
Dowling has come forward more recently.  
Documentation of  the benefi ts of  extending 
Dowling are presented in the city’s long range 
transportation plan, and will be covered in more 
detail in the updated version of  that plan now in 
progress.

Parks: 
The Municipality’s Draft Park Plan includes 
a thorough assessment of  the needs for new 
parks, recreation facilities and natural resource 
areas.  A summary of  the results of  that analysis 
is presented in Chapter 2 of  this plan.  

The clear conclusion is that the Far North 
Bicentennial Park area will be the focus of  
a number of  future proposals for park and 
recreation improvements.  Some specifi c 
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examples identifi ed for the Central Service 
Area, one of  fi ve districts established in the plan 
include those below:

• Provide neighborhood parks in the West 
84th area between Abbott and 68th Avenue 
and North Abbott Loop area

• Continue to acquire, enhance and develop 
greenbelts along Campbell Creek, and 
Little Campbell Creek.

• Ensure Campbell Creek Greenbelt is 
maintained through FNBP and Campbell 
Park to ensure wildlife corridors and 
migration routes. 

• Develop environmental education 
resources in cooperation with BLM 
Campbell Creek Environmental Center.

• Develop trail access along the Bragraw 
Road extension to link to Campbell Creek 
Trail. 

• Look at an east-west trails corridor in the 
vicinity north of  Little Campbell Creek.

Schools, Satellite Municipal Offi ces:
The PLI-3 parcel on the east side of  the study 
area is designated in the Far North Bicentennial 
Park Plan for possible public facilities.  At 
this point no specifi c proposals have come 
forward for use of  this area for schools or 
satellite municipal offi ces.  In the past this area 
was considered as a possible location for UAA 
facilities. 

2) Historical and natural landmarks, 
natural hazards, environmentally 
sensitive lands

Chapter 3 provides a summary of  the site’s 
environmentally sensitive lands and natural 
hazards.  These include fl ood zones adjoining 

the area’s streams, and wetland and riparian 
environments.   See that chapter for details.

The site has no formally recognized historical 
and natural landmarks.  As is made clear in 
Chapter 3, the Campbell Creek greenbelt is 
an extremely valuable community resource, 
offering a range of  hydrological, wildlife habitat 
and recreational values.   Seen from the future, 
the area’s dog mushing trails are likely to be 
valued as an important dimension of  Alaska’s 
culture and historical development.

3)  Public utility needs 

As outlined in Chapter 2, the Bragaw corridor 
currently includes gas and electric power lines.  
A new water line is planned to be included in 
the development of  the road.  The pipeline will 
take advantage of  the bridges that will carry the 
highway. 

According to Kurt Vause, of  the Anchorage 
Water and Wastewater Utility (AWWU), the 
pipeline element is the last step of  an 8 phase, 
$100 million program to deliver large supplies 
of  water to the Anchorage area. This element 
of  the program allows AWWU to move water 
into the western and southern portions of  the 
Anchorage Bowl. 

Current plans call for approximately 14,000 feet 
of  42” diameter pipe. In a unusual example of  
multi-agency cooperation, AWWU and DOT/
PF signed a Memorandum of  Understanding 
to combine the Bragaw Extension and pipeline 
into single project, for design, environmental 
assessment and public involvement. AWWU’s 
new environmental assessment will be included 
as one part of  the Bragaw “Design Study 
Report.” 
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4)  Potential residential, commercial, 
industrial areas 

Residential use may be a future option on 
the west side of  the study area (on lands 
not regulated by PL-94-204) and those not 
environmentally constrained.  Interest in 
residential use is support by several reasons: 
• As Anchorage grows, land for residential 

use is becoming more and more limited.  
A series of  studies by the Municipality 
and articles by the Anchorage Daily News 
(e.g. June 8, 04) have described the steadily 
diminishing supply of  vacant land to meet 
the needs of  a growing community. By 
developing this area, HLB could serve an 
important community need.  

• By selling property, HLB obtains income 
that can be used for other public purposes 
(e.g., acquisition of  park land trails, or land 
for public facilities).  In addition, selling 
land expands the community tax base. 

• The Anchorage 2020 plan identifi es the 
need for “Conservation Subdivisions” that 
help preserve open space, while providing 
needed housing. It may be possible that 
Anchorage could lay the groundwork 
for creation of  a model subdivision 
using strict, environmentally-conditioned 
standards.

Industrial and commercial uses are prohibited 
on the east side under the stipulations of  PL-
94-204.  This draft plan recommends these uses 
be prohibited on the west side as well as the 
highway corridor.   Demand for industrial and 
commercial land in Anchorage is not as great as 
for residential land, due to the large, relatively 
fl uid market of  commercial and industrial 

properties already existing in the community.  

Additionally, the parcel’s proximity to the 
environmentally sensitive Campbell Creek 
greenbelt, the Far North Bicentennial Park, and 
other recreational and natural resource areas 
dictates that these are not the highest and best 
uses. 

5) Land use compatibility with 
adjacent areas

Road Corridor 
The extension of  Bragaw (and Dowling) will 
change the character of  the adjoining recreation 
and open space lands.  The community has 
made the decision that the changes are more 
than offset by the benefi ts in increased mobility, 
reduced congestion, and reduced waiting 
times at intersections.   Impacts on adjoining 
properties will be minimized by the design of  
the road as a parkway, by use of  long bridges, 
and other design features.   The DOT/PF 
environmental assessment process provides the 
full details of  this evaluation.  

West Side
Residential (and/or land trades likely to result 
in residential development) is the preferred 
use for this site.  This use would front similar 
residential use on the south and west, and back 
up on the north against the future extension 
of  Dowling.  This is judged to be an entirely 
compatible relationship.  The required use 
of  the “conservation subdivision” style of  
development (described in chapter 4) would 
ensure that residential development would 
fi t well with, take advantage of  and protect 
adjoining wetland/open space areas.
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East Side - In this near term, uses proposed in East Side - In this near term, uses proposed in East Side
the draft plan are a continuation of  current uses 
on the site.  Longer term, the area may be used 
for the range of  park and park compatible uses 
outlined in the Far North Bicentennial Park 
Master Plan.  The terms of  that plan, and of  the 
title restrictions associated with this area, require 
that these uses be compatible with adjoining 
park land.  The discussion of  the specifi cs of  
what constitutes compatible will provide an 
opportunity for many a happy public meeting in 
the future. 

6) Consistency with uses defi ned in the 
Comprehensive Plan and Zoning for 
the area  

The conclusions presented in the draft plan are 
consistent with the Comprehensive Plan and 
Zoning for the area.  This plan was prepared 
because the Comprehensive Plan does not give 
specifi c guidance regarding the future use of  
these HLB lands.  However, as is outlined in 
Chapters 2 and 4, the recommendations of  
this site specifi c land use plan refl ect careful 
consideration of, and consistency with, the 
several plans and policies that offer guidance for 
this area.



End Notes

1 Most of  the HLB land included in this 
study (everything east of  the Bragaw exten-
sion route) was transferred from the Federal 
Government to the Municipality in 1967 under 
Public Law 94-204. This Transfer Legislation 
limits use of  these lands to “public parks, rec-
reational purposes and other compatible public 
purposes.”

2 The requirements for a HLB’s Site Specifi c Land 
Use Plan is outlined in Municipal Code Section 
25.40.025C.

3 Heritage Land Bank 2004-2008 Five Year Man-
agement Plan, Assembly Approved, 5-20-03. 

4 Heritage Land Bank website (http://
www.muni.org/hlb/index.cfm), 6-02-04.www.muni.org/hlb/index.cfm), 6-02-04.www.muni.org/hlb/index.cfm), 6-02-04.

5 The Municipality of  Anchorage is currently de-
veloping this plan, which seeks to relieve Anchor-
age’s east side traffi c fl ow, and community-wide to 
identify transportation goals and project priorities. 
See http://www.muni.org/transplan/amats.cfm

6 Anchorage 2020 Plan, page 85. 

7 Friends of  Far North Bicentennial website ( http:
//www.kidsneedparks.org/Bicentennial/), 6-03-), 6-03-
04.

8 Selkregg et al. Environmental Atlas of  the 
Greater Anchorage Area Borough, Alaska. 1972.

9 A sedimentary deposit located at a topographic 
break such as the base of  a mountain front, 
escarpment, or valley side that is composed of  
stream-fl ow and/or debris-fl ow sediments and 
which has the shape of  a fan, either fully or 
partially extended. http://www.fema.gov/fhm/
fq_afdef.shtm

10 U.S. Fish and Wildlife Service (USFWS). 1993. 
Anchorage, Alaska. Anchorage Wetland Trends 
Study (1950-1990). 

11 CH2MHill 2004. 

12 Living with Wildlife in Anchorage: A Coopera-
tive Planning Effort. 

13 CH2MHill 2004



APPENDIX A

Heritage Land Bank – Bragaw 
Extension 

Notes from May 12,  2004 Public 
Workshop Comments Sent in by 
Mail, FAX, Phone

A. Workshop Comments

General Public Comments:

Goals:
• Further rectify tension between goals to 

“build/develop” and “retain natural lands”

• Ensure the Far North Bicentennial Land 
Use Plan priorities are identifi ed and 
considered.

• What is the priority among the goals?

• Where are goals from update of  FNBP 
plan?

• Need to look at 1974 FNBPP goals 
and objectives – clear statement in the 
Generalized Land Use Plan

Comments on Future Uses of  Different 
Portions of  the Study Area

West:
• No site condos. Other types of  residential 

might be ok. Don’t want development. 
Build only on a grid, no cul-de-sacs.

• Possible coalition of  Waterways Council, 
ASD & Great Land Trust to build a 
wetland educational facility in this area.

• Would like to prevent/exclude possibility 
of  commercial/strip development along 
roadways. Strengthen/keep intent to build 
“Parkway”.

• Keep wetland in natural state in perpetuity. 

Transfer to Park & Recreation; tie into 
larger greenbelt system. Protect in current 
state.

• Inquire into ASD and other institutional 
users and their interest in the development 
of  public service facilities.

• Residential development  - ok- plan 
circulation well (grid system – snow 
removal is easier). Single family residential 
uses, north of  proposed Dowling.

• Yes on educational facilities. Yes on 
greenbelt & open space uses.

• Include East side parcel in West Side 
restrictions.

• School District wetlands science center 
on upland (small building) and protecting 
wetlands on remainder.

• No strip mall development along any road, 
including Dowling.

• Piece with development potential too 
small to warrant effort – public use maybe, 
private development, no.

• Wetlands management plan is managing A 
class wetlands – it should be protected and 
tied into Campbell Creek Greenbelt.

• Has ASD or UAA requested siting facilities 
on this land?

• Ridges provide material along Dowling 
Road to build Bragaw Extension.

• Neighbors and Community Council need 
more say on wetland protection and 
residential development (site condos)

• “Greenbelt should remain green, period.”

• Parks for residential area, good idea, 
science center also good.

• Make development parameters similar to 
east side – extend FNBP plan.

East Side:
• Clarify why a separate SSLUP needs to 

be done when FNBP Plan already exists. 



Isn’t all this land the same, or very similar? 
Doesn’t it make sense to manage as one 
continuous area?

• Consider access to potential educational 
facilities.

• No development, new access, parkland. Do 
not change character of  area.

• There are better places to build a ski track 
or other facilities in the Municipality. 
Maintenance on existing facilities is 
substandard – why build more, then?

• Retain uses for mushing and local residents 
as currently exist. Make dog mushing trails 
formal and protected.

• HLB lands are already considered popularly 
as part of  FNBP – keep them part of  this.

• Do not develop as “high traffi c” recreation 
area (e.g. hockey rinks, etc.), but protect 
salmon, bear, moose habitat; retain to 
be used by locals and other low-impact 
recreation.

• This is not unused land – used not only for 
mushing, but also orienteering, running, 
walking, skiing, etc.

• Redevelop the “brown fi elds” not in 
preserved open space. Place ski rinks, etc. 
other facilities in already developed areas.

• Consider original language – what is UAA 
interest?

• Amount of  land identifi ed for mitigation 
for ballfi elds (NE parcel) is not acceptable 
to Friends of  FNBP. Cannot endorse a 
plan that assumes that deal is done.

• Don’t need a new plan to designate use 
– included in FNBP plan. Why would 
anything different happen? Would need to 
revisit existing plan. Manage as it has been 
since 1976.

• Leave it alone until we can renegotiate with 
BLM when Federal lease is up.

• Maintain existing use – low intensity 

recreational use – not suitable for picnic 
area – salmon streams, bears, increasing 
access not needed, get a lot of  use now, 
better places in city to situate facilities, new 
facilities need maintenance, trash.

• Dog mushers maintain trail – should not be 
displaced – people who live nearby use it 
now, also should not be displaced.

• 120 of  270 acres are upland. Dog mushers 
can use lowlands for winter use. Bragaw 
Extension will create pressure for public 
facility development.

• FNB Park is the largest unbroken piece 
of  land in city – makes unique activities 
possible (dog mushing, wildlife) Carving 
at pieces is artifi cial – should be managed 
as a whole, should remain consistent with 
FNBP plan.

• Most people think of  this as part of  FNBP 
– not thinking of  development or high 
traffi c- it’s a natural area for wildlife habitat 
and large wooded areas. That’s the public 
perception.

• Conditionally allowed uses are not primary 
uses.

• When BLM held public comment – 450+ 
overwhelming people wanted it for open 
space – that applies here.

• The land is heavily used now and a change 
of  land use will displace existing users 
– premier running spot for orienteering, 
unique in the nation +/- 2000 people per 
year. Ugliest pieces should be developed 
fi rst – brown fi elds not birch forests. Build 
where infrastructure exists – not virgin 
land.

• Park bond measures have failed 3 years in a 
row, no support for new public recreation 
faciliities

• ’85 plan update FNBP different that quote 
in project bulletin – original plan specifi es 
public facility development e.g. UAA



• Recreation and Public purposes real 
governing policy of  what can’t be done.

• 27-acre mitigation plan is unequivocally 
unacceptable to Friends of  FNBP – the 
SSLUP should not assume mitigation has 
taken place, it’s not done yet.

• 290 acres can’t be conveyed, period. 
Discussion should not be forced through 
– long term impact should not be pushed. 
West side land and corridor could be 
done more quickly. PLI-3 should not be 
included.

• Land needed for conveyance for roadway 
should be considered separately from 
adjoining parcels – users should not be 
forced to decide over accelerated process 
during summer months – over the years 
that it takes to build road – taking long 
term consequences into consideration.

• Not just a consequence for East Side – for 
whole city.

• Anchorage land use decisions should be 
made by citizens of  Anchorage – not 
driven by DOT project- land use plan for 
HLB lands should be divorced from road 
corridor – public comment September 
– Spring ‘05

Future Uses:

• Can land be serviced by water, sewer 
utilities?

• Concern about the “accelerated schedule” 
– leave plenty of  time to designate PLI-
3, allow non-summer months for public 
meetings.

• Clarify need (if  any) to complete this 
SSLUP in step with Bragaw Extension 
planning.

• Timeline is too short. If  roadway needs to 
be conveyed by a deadline, ok to that part. 
The rest of  the lands should be considered 
in longer timeframe, starting in September 
and concluding in spring.



APPENDIX B

Extracts from the Updated Far 
North Bicentennial Park Master 
Plan (Pages 18-25)  

Adopted by the Assembly May 14, 1985 (AR 85-
87), Prepared by the Community Department, 
Municipality of  Anchorage

Allocating Types of  Institutional Use:

It is recognized that as the Anchorage 
population grows, there will be a continuing 
need for various public services and institutional 
facilities within the Municipality. The pressure 
to construct some of  these facilities within the 
PLI areas of  the Campbell Tract will increase 
simply because these are municipally-owned 
lands. Although the acreage designated within 
PLI areas in the Tract is substantial, this land 
can physically accommodate only a fi nite 
number of  public and institutional facilities. 
However compatible such facilities may be with 
the adjacent parkland, a concentration will have 
a detrimental effect upon the adjacent park.

The concept of  “compatibility” is central to 
consideration of  any appropriate municipal 
facility development within the PLI areas of  
the Tract. The 1976 federal transfer legislation 
adopted the “Generalized Land Use Plan” 
contained in the 1974 park plan, and required 
that public facilities constructed in accordance 
with the plan be for public parks and 
recreational purposes “and other compatible 
public purposes.” This limitation upon 
construction within the PLI areas is also a legal 
condition in the federal and state land patents. 

Three criteria should be considered in assessing 
compatibility of  any particular use to the 
adjacent parkland. The criteria, in descending 
order from most suitable to disqualifi ed, are:

1. Those compatible institutions and uses 
which contribute to, or derive signifi cant 
benefi ts from, being located in proximity to 
the park and its environmental and open-
space resources;

2. Those compatible facilities and uses which, 
while not requiring proximity to the natural 
assets of  the adjacent park, nevertheless 
have no negative impact upon the adjacent 
park lands;

3. Those public institutions and facilities 
which are physically or functionally 
incompatible with the adjacent public 
park lands and natural environment of  the 
Campbell Tract.

The clearest examples of  compatibility would 
be educational and cultural facilities which, by 
their nature, would draw upon the adjacent 
natural park lands for some of  their curriculum, 
setting and inspiration. Farther down the scale 
of  compatibility would be those public facilities 
which, while not deriving special benefi ts from 
adjacency to the park land, would nevertheless 
be fully compatible, in both , purpose and 
physical design, with the park. 

Incompatible PLI area uses would include those 
public facilities which have no particular need 
to be located adjacent to the park, are located 
on these lands as a matter of  expediency, and 
may include adjacent uses such as equipment 
and material storage and maintenance which 
are “industrial” in nature and which would have 
an adverse impact upon the adjacent parkland. 
In this latter, instance, it is recommended that 
such uses be disqualifi ed as being incompatible, 
not withstanding any attempt to disguise the 
incompatibility by means of  visual devices such 
as screening, vegetation and building coloration.

The compatibility test: To meet the intent of  
the “compatible public purposes” clause of  the 
transfer legislation, three basic questions should 



be asked when discussing any proposed public 
facility development within the PLI areas of  the 
Campbell Tract:
1. What other sites, in addition to the 

Campbell Tract, and including both public 
and private lands, have been considered 
for the proposed use, and why have these 
other sites been rejected? Was the reason 
for rejection based upon a need to locate 
the facility adjacent to a municipal park 
with large areas of  protected natural 
environment?

2. Is the intended public or institutional use 
compatible with the park and recreational 
nature of  the adjacent park lands, and is 
the use appropriate to the specifi c site?

3. What design and landscaping standards will 
be applied as conditions to enhance the 
park-like visual and physical aspects of  a 
particular compatible use?

These questions, along with the criteria, should 
be utilized in facility decision-making regarding 
the PLI areas.

PLI-3: This area runs northwest from the BLM 
area to the western edge of  the Tract. The 
greenbelt along the North Fork of  Campbell 
Creek forms its northern edge. The wetland 
status of  this area should be revised to allow 
development. This would include the change 
of  the special study wetland to a conservation 
wetland (see the wetland section of  this plan). 
Its western half  is predominantly covered with 
black spruce while the better-drained eastern 
portion is characterized by mixed willow, 
spruce-birch woodland.

Interim guidelines for uses within the PLI areas: 
In the absence of  master plans specifi c control 
for PLI development, there should be guidelines 
in the case uses one considered in the interim 
before PLI area master plans are complete. The 
following should be used as temporary measures 
and should be reconsidered as regulations in 
creating the PLI master plans.

Permitted Uses for PLI-areas: Natural history 
facilities, outdoor education facilities, Native 
cultural center, research facilities which are 
dependent upon the natural environment, trails 
and recreation facilities and similar uses.

Even though the foregoing are permitted uses, 
it is expected that site and building plans for 
such facilities will be presented to the Parks 
and Recreation Commission and Planning and 
Zoning Commission for review and approval, 
and such site and building plans will be subject 
to conditions imposed by those bodies.

Conditional Uses for PLI-areas: Governmental 
offi ces, research facilities, educational facilities, 
headquarters, administrative offi ces or facilities 
for such charitable or non-profi t organizations 
as scouting groups, health-related organizations 
and similar quasi-public organizations of  a non-
commercial nature.

Prohibited Uses for PLI-area: Storage yards, 
vehicle maintenance facilities, warehouses, snow 
disposal sites, utility substations and the like, 
vocational schools and the like, correctional 
institutions, and other uses which clearly are not 
in keeping with the public’s use of  the adjoining 
park and the natural setting.

Recommended Design Standards for Uses 
within the Tract:

The Urban Design Commission and the 
Planning and Zoning Commission shall review 
site plans and architectural plans for all facilities 
sited within the PLI lands to assure that the 
proposed development will integrate compatibly 
with the natural setting of  the Tract. In addition 
to the interim guidelines presented above, the 
following standards should be met:

1. The siting and design of  facilities should 
take maximum advantage of, rather than 
degrade, the characteristics of  the natural 
environment;



2. perpetuation of  existing vegetation, 
particularly upland vegetation, should 
be sought in site planning and additional 
planting may be warranted in site 
development. At least thirty percent of  any 
site will be retained in its natural vegetation;

3. location of  facilities should be made to 
promote functional relationships between 
park uses, other facilities, the natural 
environment and transportation system;

4. off-street parking should include 
landscaping around and within parking 
areas. If  the required number of  spaces is 
viewed as excessive and would jeopardize 
the retention of  open space within the 
setting, parking within the footprint of  the 
proposed facility may be required;

5. the provision of  safe, convenient and 
pleasant access for non-motorized modes 
of  transportation shall be assured; 

6. recreational access through the institutional 
area to other areas of  the park shall be 
made by reservation of  trail corridors, 
trailheads and grade-separated trail 
crossings;

7. architectural design: the exterior fabric, 
color, shape and other details of  buildings 
shall complement and not detract from the 
natural setting; and

8. signs: the design and placement of  signs 
should be compatible with the park-like 
setting and complement the facilities within 
the area.

It is further recommended that preceding 
standards be used in the development of  master 
plans for the PLI-areas. It is expected that the 
standards may be modifi ed and made more 
detailed; however, the intent of  these standards 
should not be compromised.



1
2
3
4
5
6
7
8
9

10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45
46

ANCHORAGE,ALASKA
Parks and Recreation Commission Resolution

A RESOLUTION OF THE ANCHORAGE PARKS AND RECREATION
COMMISSION RECOMMENDING MITIGATION FOR DEVELOPMENT OF A
COMMUNITY PARK WITHIN FAR NORTH BICENTENNIAL PARK.

WHEREAS, under Assembly Ordinance 2002-165, adopted
December 10, 2002, the Parks and Recreation Commission was to consider and
recommend "such measures as it deems appropriate to mitigate the loss of
natural open space park land to development of a ball field complex" required by
the said ordinance; and

WHEREAS, under AO 2002-165 it is contemplated that the
transfer of certain lands to Parks and Recreation management may serve as
recommended mitigation under certain conditions; and

WH EREAS, Heritage land Bank parcel #3-048, approximately 27
acres in area, 15 acres being uplands and the remainder wetlands, lying adjacent
to Far North Bicentennial Park near the South Fork of Campbell Creek; is
proposed by the Heritage land Bank for consideration to fulfill the purpose of
mitigation, and is believed by the Parks and Recreation Commission to be of
ecological and natural value comparable to lands affected by the ball field
development; and

WHEREAS, the Commission agrees that, to conform to the
certain conditions, the transferred land shall be exempt from clearing, filling or
development, or other such actions to ensure the integrity and continuance of Far
North Bicentennial Park as public lands with the principal purpose of preserving
those lands in as natural a state as possible and allowing for the public
enjoyment of the same; and

WHEREAS, HLB parcel #3-048, depicted on the map attached
hereto as Exhibit A, is deemed suitable for meeting the intent for mitigation under
AO 2002-165; and

WHEREAS, the Parks and Recreation Commission understands
that the transfer of the subject parcel to the management authority of the
Department of Cultural and Recreational Services is subject to approval by the
Heritage land Bank Advisory Commission and Assembly, and may be completed
by December 10, 2004; and

WHEREAS, the Parks and Recreation Division of the Municipality
of Anchorage has recommended approval of this resolution;

cAPPENDIX



NOW, THEREFORE, the Parks and Recreation Commission47
48
49
50
51
52
53
54
55
56
57
58
59
60
61
62
63
64
65
66
67
68
69
70

resolves:

That the Parks and Recreation Commission recommends that HLB Parcel # 3-
048, depicted on the attached map, be transferred to park status and that it be
added to Far North Bicentennial Park to mitigate the loss of natural open space
park land resulting from the development of the ball field complex in Far North
Bicentennial Park.

PASSED AND APPROVED by the Anchorage Parks and
Recreation Commission this 13th day of March, 2003.

ATTEST:
I/"?

It j.'t('~rO-l ~ £
Executive S'ecretary



      APPENDIX D 
 

TO Project Files 

FROM Ellen, Beth, Chris 

DATE June 24, 2004 

SUBJECT Summary of HLB/Bragaw Extension Community Workshop 2 
 
 

INTRODUCTION 
 

The second HLB/Bragaw Extension Community Workshop took place on Wednesday, June 16, 
2004 from 6:30 to 8:30 PM at Trailside Elementary in Anchorage.  As facilitators of the public 
comment process, we continue to find that community interest in this issue is strong and that the 
commentary offered reflects a genuine desire to find the best possible future for the lands adjoining 
the proposed Bragaw Extension.   
 
Approximately 25 people attended Wednesday’s workshop, which began with a review of the project 
purpose, a description of the lands affected by the proposed development, and the potential uses for 
the lands adjacent to the proposed Bragaw Extension. The schedule of this project as well as its 
relationship to other plans was also discussed.  The initial presentation took place outside (!) since 
the school district initially forgot to open the door to the school  A PowerPoint presentation was 
prepared to support this discussion but wasn’t used.   
 
The workshop did not warrant independent break-out sessions due to a relatively manageable 
attendance.  After discussing existing policies, land uses and environment, we were able to facilitate a 
fruitful conversation where attendees were able to add their recommendations regarding the current 
Draft’s content. 
 
SUMMARY OF FEEDBACK 
 
The following is a summary of comments offered during the public comment phase of the June 16th 
workshop. 
 
Overall Summary   
 

Meeting participants were pleased with the general direction the draft plan.  Participants 
confirmed that essentially all the major issues raised at the previous workshop were 
satisfactorily addressed in draft plan. 
 

Specific Comments 
 

 Consider development standards for conveyance of developable land. 



 If subdivisions or housing/commercial development is eminent, encourage well-planned, 
attractive development. 

 Reconcile current FNBP Plan (update), with draft Parks Plan and this Plan. 
 Explain and highlight restrictions and allowed uses in regards to government offices, 

research facilities, and Municipality of Anchorage’s intention for the land. 
 Why not just transfer the East side parcels to Parks Department?  Perhaps include as 

part of Far North Bicentennial Park or Campbell Creek?  
 Concern expressed about leaving open “mitigation measures” for future “back door 

development.”  Don’t include mitigation banking. 
 Add statement on potential economic benefit of trails (dog mushing, skiing, etc.) to 

Municipality of Anchorage. 
 Until Nordic Ski Association and other related groups have a better plan/system in place 

for re-vegetating, etc., consider not permitting more trail development. 
 Are there archeological concerns?  New data is available at www.abbottloop.com.  
 What is zoning of Section 3?  If not already residential, there is a need for a re-zoning 

process in order to develop. 
 Make sure there is good Public Relations to announce final version of the Plan.  Make a 

huge effort to gather public input. 
 

http://www.abbottloop.com/



