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PLANNING DEPARTMENT
STAFF ANALYSIS
DEVELOPMENT MASTER PLAN

DATE February 14, 2022
CASE NO. 2022-0017
APPLICANT Glacier City Development, LLC
REPRESENTATIVE Z Architects
REQUEST Development Master Plan for Glacier City Center
LOCATION Tract E3, Girdwood Elementary School Subdivision’
COMMUNITY COUNCILS Girdwood Board of Supervisors
TAX NUMBER 075-031-41
GRID SE4715
ATTACHMENTS
1. Maps

2. Application
3. Reviewing Agency & Public Comments
4. Affidavit of Posting

RECOMMENDATION SUMMARY Approve with conditions

SITE

Area: 1.5 acres (65,512 square feet)

Vegetation: Mostly cleared, some trees near property lines
Zoning: gC-8 New Townsite North Commercial
Existing Use: Vacant

Topography: Generally flat

Utilities: No public water and wastewater

COMPREHENSIVE PLAN

Classification: “Commercial” per the 1995 Girdwood Area Plan
SURROUNDING AREA
NORTH EAST SOUTH WEST
Zoning: gC-6 gC-6 gC-8 GOS
Crow Creek Road Crow Creek Road New Townsite Girdwood Open
Commercial/ Commercial/ North Space
Residential Residential Commercial
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NORTH EAST SOUTH WEST
Land Use: Commercial/ Commercial/ Commercial, Open Space
Residential Residential Parks

BACKGROUND AND REQUEST

This a request for approval of a Development Master Plan for Glacier City Center.
Glacier City Center is proposed to be a horizontal mixed-use development with ten
townhouse-style multifamily dwelling units (totaling 19,440 square feet) and a
commercial building {totaling 8,886 square feet). The site plan shows the
condominiums towards the western side of the tract towards California Creek and the
commercial building at the southeast corner of the tract to face Hightower Road and
the post office. The multifamily condominiums would each be two-bedroom units with
a garage on the first story, living space on the second story, a smaller front deck, and
a larger back deck facing California Creek. There would be five units in two adjacent
buildings. The commercial building is anticipated to have a craft microdistillery,
sandwich shop, and coffee shop. Construction would be done in two phases, with the
residential condominiums built before the commercial building.

Plat 95-35 outlines property boundaries and easements for the tract. The proposed
condominiums near the western property boundary extend within the 25-foot building
setback easement, 20-foot telecommunications easement, and 8-foot electrical
easement shown on Plat 95-35. A 200-foot well site reserve radius shown on Plat 95-
35 was reduced prior to the construction of the post office south of the subject site
and no longer applies to this tract. The application narrative also mentions a stream
protection easement to be vacated, but the petitioner confirmed this will not be
necessary after additional verification of the easement location with the Municipality.
It is recommended a condition of approval for the Development Master Plan be that
the 25-foot building setback easement shown on Plat 95-35 be vacated, and the 20-
foot telecommunications easement and 8-foot electrical easement shown on Plat 95-35
be vacated or realigned such that no buildings are constructed within the easements.
The changes to the easements would be done through a separate platting action and
do not need to be explicitly approved with the Development Master Plan.

The microdistillery falls into the use category of a bar or tavern following Director’s
Policy 2017-02 (as amended). The sandwich shop would fall into the use category of a
restaurant. The application narrative groups the square footage of the bar or tavern
use and the restaurant use together to be 8,800 square feet and calls it commercial
space. There is not a required municipal review for commercial space. However, Table
21.09-2 for allowed uses in Girdwood requires an administrative site plan review for
gross floor areas between 2,000 and 4,000 square feet and a major site plan review for
gross floor areas between 4,000 and 10,000 square feet for the uses of bar or tavern,
brewpub, and restaurant. Anchorage Municipal Code (AMC} 21.01.060A. Conflicting
Provisions — Conflict with Other Public Laws, Ordinances, Regulations, or Permits reads
as follows: Where conditions, standards, or requirements imposed by any provision of
this title are either more restrictive or less restrictive than comparable standards
imposed by any other public law, ordinance, or regulation, the provisions that are more
restrictive or that impose higher standards or requirements shall govern. The
Development Master Plan review is more restrictive than a site plan review and will be
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the provision that applies. Approval of the Development Master Plan would serve as
approval for the proposed uses in the commercial building.

Anchorage Municipal Code (AMC) 21.09.030F. outlines administrative and review
procedures for development master planning. A development master plan may be
developed for any multi-building development in Girdwood. Title 21 describes a
development master plan as intended to shape and manage future growth of a site and
provide certainty to the community with a clearly articulated vision for site
development that results in met or exceeded Title 21 standards. AMC 21.09.030F .4.
describes how a development master plan may set different standards (design
alternatives) than those required in Title 21:

21.09.030F.4. Development and design standards. The development
master plan shall establish specific circulation systems; land uses; site
dimensional, design, and development standards; and building design
standards for its development areas. These elements may set different
development standards than those found in Title 21 including Sections
21.09.060, 21.09.070, and 21.09.080. The development master plan shall
list the specific sections of Title 21 for which different standards are to be
established. Where different standards are approved in the development
master plan, those standards shall be applied instead of the
corresponding standards in Title 21.

Six design alternatives are listed in the application narrative for the Development
Master Plan. The design alternatives are analyzed in detail under review criterion g.
that covers design standards. In summary, the six proposed design alternatives
include cover the following sub-sections of Chapter 9 in Title 21:

e 21.09.040 Zoning Districts — Design alternatives are proposed from standards
required for the gC-8 District. Residential uses would be on the upper and lower
stories; there would not an arcade for the condominiums; and a roof overhang
would extend into the side setback for the commercial building.

e 21.09.060 Dimensional Standards — Condominiums would exceed the maximum
front setback.

e 21.09.080 Dimensional Standards — Commercial building roof pitch and
commercial building eastern wall scale/size would deviate from requirements.

COMMUNITY COMMENTS

On January 21, 2022, the Planning Department mailed out 239 public hearing notices
in accordance with the procedures of AMC 21.03.020H. As of this writing, one
comment was submitted online to the Planning Department. The commenter was
concerned about noise from construction and from the proposed deck of the
commercial building facing Hightower Road. The commenter was also concerned about
noise from people at the microdistillery after 8pm.

A public hearing notice was also mailed to the Girdwood Board of Supervisors. The
Girdwood Board of Supervisors passed and approved Resolution 2022-01 in support of
the Glacier City Center Development Master Plan. The resolution noted support for the
following design alternatives: horizontal mixed use instead of vertical mixed use, no
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continuous roofed walkway for residences, covered walkway with 4-foot overhang on
south wall of commercial building, residential buildings exceeding the maximum front
yard setback, a continuous wall of the commercial building longer than 42 feet, and a
shallower roof pitch design to hold the snow load. In addition, the developer agreed to
reduce the deck depth on the second floor of the commercial building from 12 feet to 8
feet and limit its use to between 8am and 8pm in response to neighbor concerns about
noise.

DEPARTMENT COMMENTS
Department comments are included in Attachment 3. Summaries of the comments by
department are in the bullets that follow:

Traffic Engineering
Traffic Engineering recommends the site plan be revised and resubmitted due to the
following compliance issues with Title 21:

e Reduce number of driveway connections to Hightower Road from two to one.

e Proposed development deviates from AMC 21.09.070F.4. Townsite Commercial
Area Streets with no off-site improvements. Either request appropriate
variances or require improvements, including placement of sidewalk within
municipal right-of-way as required by AMC 21.07 and 21.09. Traffic
Engineering recommends installation of sidewalk and extension of existing curb
and gutter along property frontage.

e Additional information on existing street lighting levels needs to be provided to
determine if street lighting will be required for the section of Hightower Road
that has frontage along this parcel.

e Provide analysis to determine if 14-foot poles are sufficient for exterior parking
space lighting for commercial portion of the development.

e Sheet L1.0 shows required landscaping is located in existing municipal right-of-
way, which is not allowed by municipal code. Move landscaping to property.

e Revise architectural and civil site plans to provide adequate details for a
complete review of compliance with AMC 21.07 design standards, including
dimensions of driveways, circulation, and parking spaces as well as grade
information for parking lot and sidewalk.

e Provide adequate details to show compliance with the American with Disability
Act to include grade, dimensions, signage, and striping.

e Provide adequate details on bicycle parking to show if there is enough square
footage and that the location is within the required distance from the main
entrance as required in AMC 21.07.09K.

e Record a parking agreement as a condition of approval.

Private Development
Recommends approval if the following issues are addressed:
» Development plan shows insufficient driveway separation.
e Submit comprehensive grading and drainage plan and storm water
management report.
e Construct curb, gutter, and sidewalk on the west side of Hightower Road, fully
fronting and adjacent to the subject property.
e Enter into an Improvement to Public Place agreement with Private Development
for Hightower Road improvements.
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Anchorage Health Department

Meet AMC 15,70 noise level requirements, particularly during construction and at
property line limits. Reminder to contact Anchorage Health Department/Food Safety &
Sanitation for plan review and health permitting as necessary for commercial
businesses on premises.

Addressing

Address posting will be required in two locations. One posting is required at the
driveway entrance off Hightower Road showing the range of addresses in the following
format: “House Number-House Number Hightower Road” with a minimum of 8-inch
letters/numbers. Individual addresses posted for each unit at the front door are also
required.

Right of Way
No comment and no objection.

Anchorage Water & Wastewater Utility (AWWU)
No comment and no objection to Development Master Plan, with notes that AWWU
water is not available to the tract and AWWU sanitary sewer is available to the tract.

State of Alaska Department of Public Safety
Requires review by Alaska State Fire Marshal since the multi-family structure is four
or more dwelling units and there is also a commercial building.

APPROVAL CRITERIA
A development master plan may be approved if the Planning and Zoning Commission
finds all of the following criteria have been met:

a. The development master plan substantially conforms to the principles and
objectives of the Girdwood Area Plan, any approved neighborhood, district,
or area plans, and the general purposes of this chapter, as stated in
section 21.09.010;

This criterion is met with conditions of approval.

The Girdwood Area Plan has four broad goals with general policies/strategies.
The proposed development is pertinent to the following goals and
policies/strategies:

1) GOAL: Perpetuate Girdwood’s Small-Town Atmosphere!

a. Expand the town core as a commercial and community center.
The site of the Development Master Plan is within the New
Girdwood Townsite. The project will expand the town core.

b. Reduce vehicular congestion through efficient land use, local
circulation patterns, and adequate parking.

1 Goals and policies/ strategies are on page 35 in Chapter 5 of the Girdwood Area Plan.
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Glacier City Center will make use of parking spaces in a nearby
community lot in addition to on-site parking spaces to meet
parking requirements as allowed by Title 21 within the gC-8
District. This is an efficient land use and will help reduce
vehicular congestion at the site. There are still an adequate
number of parking spaces proposed to be located on the site. The
approval conditions will ensure a public sidewalk remains in the
right-of-way and provides a safe pedestrian connection to the
existing sidewalk network. The development will be located along
the Glacier Valley Transit public transportation route, which could
potentially also reduce vehicular congestion in accessing the site.

2) GOAL: Preserve Girdwood’s Natural Environment.

a. Avoid placement of buildings intended for human occupancy in
natural hazard areas.
The buildings will be located in accordance with required stream
setbacks for California Creek. They are not in avalanche hazard
areas or wetlands.

This parcel is classified as “Commercial” in the 1995 Girdwood Area Plan. The
classification is for areas already substantially developed for commercial
purpose and expected to remain so and for vacant areas best suited for
commercial development. Commercial areas are still identified as allowing
residential units as a secondary use to commercial uses. The proposed mixed-
use development aligns with the commercial land use category classification.

b. The streets, roads, and other transportation elements are in conformance
with applicable transportation plans;

This criterion is met with conditions of approval.

Hightower Road runs along the eastern edge of the tract. The 2014 Official
Streets and Highways Plan (OS&HP) identifies Hightower Road as a Class IA
Commercial /Industrial Collector. Collectors are intended to serve between
2,000 and 10,000 daily vehicle trips, and Hightower Road will be able to
accommodate the intended vehicular traffic generated by the development.
Guidelines for collector streets in the OS&HP are to limit driveway access and to
provide pedestrian amenities. The approval conditions will reduce access to
Hightower Road from two driveways to one driveway will locate a sidewalk in
the right-of-way connecting to the existing sidewalk network. These conditions
bring the development in conformity with the OS&HP.

The undeveloped right-of-way for California Creek Way is dedicated along the
northern edge of the tract. The OS&HP categorizes this segment of California
Creek Way as a Class IA Commercial/Industrial Collector. No improvements are
recommended for California Creek Way at this time.
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An organizing concept for the New Girdwood Townsite in the Girdwood
Commercial Areas and Transportation Master Plan is the development of
Hightower Road as a real main street for Girdwood. The project will further this
concept and the conditions of approval for barrier curb, gutter, and sidewalk
within the right-of-way brings the project into alignment with furthering the
main street development of Hightower Road.

The Tiny Creek Trail (California Creek Trail) running adjacent to this tract is
identified in the Crow Creek Neighborhood Land Use Plan. This trail is on a
neighboring tract and will not be affected by this development. The boundaries
of the Crow Creek Neighborhood Land Use Plan do not contain the subject site.
There are no anticipated conflicts with the draft Girdwood Trails Plan.

The development has no substantial adverse fiscal impact on the
municipality.

This criterion is met with conditions of approval.

This project is funded entirely by private developers. The Municipality will not
bear any financial burden from its development. Conditions of approval for the
Glacier City Center Development Master Plan are for the petitioner to install
curb, gutter, and sidewalk within the right-of-way adjacent to the full-length of
the property line along Hightower Road, provide analysis for street lighting, and
to enter into an Improvement to Public Place (IPP) agreement. These conditions
will prevent excess municipal funds from being spent improvements expected
and required to be put in place by developers.

The development provides significant community benefits in terms of
design, community facilities, open space, and other community amenities.

This criterion is met with conditions of approval.

The facility design and materials are in keeping with the desired natural
aesthetic of the Girdwood community. The narrative in the application mentions
the project goal of bringing more housing into the New Girdwood Townsite.
Additional housing units will have benefits for the Girdwood community. The
proposed commercial building will also provide a missing service for event space
in Girdwood. The conditions of approval to locate the sidewalk in the right-of-
way and install barrier curb and gutter along Hightower Road will provide safe
public sidewalk facilities.

The development minimizes any potential adverse impacts to surrounding
residential areas to the maximum extent feasible.

This criterion is met with conditions of approval.
The subject tract is within the gC-8 District. Adjacent parcels are in commercial

or open space districts, but the property across Hightower Road to the east has
condominiums. The petitioner has communicated with the Girdwood
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community and is considering the final designs for lighting and landscaping
with the neighboring condominiums in mind. The developer agreed to reduce
the deck depth on the second floor of the commercial building from 12 feet to 8
feet and limit its use to between 8am and 8pm in response to neighbor
concerns about noise. The application narrative discusses the plan for phased
development of Glacier City Center with attention to minimizing road closures
and construction noise. The project will submit a Storm Water Pollution
Prevention Plan.

f. Sufficient public safety, transportation, and utility facilities and services
are available to serve the subject property at the proposed level of
development, while maintaining sufficient levels of service to existing and
anticipated development in the surrounding areas.

This criterion is met with conditions of approval.

The parcel is within the Girdwood Valley Service Area for Police and Fire.
Electrical power and sanitary sewer serve the site. A water main beneath
Hightower Road will serve the proposed development. The level of development
is anticipated to be met with these utilities and the petitioner stated in their
narrative that they would work with utility providers to meet their
requirements. Fixed-route public transportation is available from the petitioning
site via Glacier Valley Transit. The route for Glacier Valley Transit goes along
Hightower Road from the Community Center and Downtown past the
petitioning site on to Girdwood Elementary.

The conditions of approval to locate the sidewalk in the right-of-way and install
barrier curb and gutter along Hightower Road will address transportation and
safety services and bring them to sufficient levels. A condition of approval also
requires the vacation or relocation of utility easements where they are in
conflict with the location of proposed buildings. Amending the easements
through a separate platting action will meet this development master plan
review criterion.

g. The design standards are equivalent to or exceed the generally
applicable development standards of sections 21.09.060, .070, and .080,
and result in high quality, environmentally sensitive development in
keeping with the Girdwood Area Plan, the intent of this chapter, and the
character of Girdwood.

This criterion is met with conditions of approval.

Table 1 on the following page summarizes six proposed design alternatives in
the Glacier City Development Master Plan that deviate from Title 21
requirements. The petitioner may request design alternatives in accordance
with development master plan procedures. The Girdwood Board of Supervisors
passed and approved Resolution 2022-01 in support of the Glacier City Center
Development Master Plan, inclusive of all of the proposed design alternatives.
The design alternatives address community concerns and result in high quality
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development. The design alternatives are equivalent to or exceed the generally
applicable development standards in Chapter 9 of Title 21.

Table 1. Design Alternatives in the Glacier City Center Development Master Plan

Code Citation

Requirement

Alternative

21.09.040C.3.a.

Residential uses permitted
only on upper story above
commercial ground floor in
gc-8 District.

Residential uses on upper story and on
ground floor for the proposed condominiums.
The proposed design is private residential
garages on the ground floor and private living
space on upper story. The development still
provides mixed-use in a horizontal
configuration instead of a vertical
configuration.

21.09.040C.3.b.

Arcades and roofed walkways
required along the street face
of new buildings.

An arcade is provided for the commercial
building. The multifamily dwelling units do
not have an arcade.

21.09.040C.3.c.iv

Roof overhangs shall not
project more than 2 feet into
a setback area.

A roof overhang projects 4 feet into side
setback south of the commercial building and
provides a roof for the pedestrian walkway.

21.09.060B.,
Table 21.09-2

Maximum front setback of 20
feet, minimum front setback
16 feet.

The commercial building meets this standard.
The residential condominiums are proposed to
exceed maximum 20-foot setback from front
property line. This configuration lends more
privacy to the residential units and will help
address concerns from the existing
condominiums across Hightower Road.

21.09.080F.2.d.

Commercial building
standard, Scale and size: No
wall shall be longer than 42
feet without a change or
alternation in alignment.

The eastern wall of the commercial building
along Hightower Road is approximately 67 feet
long. This wall is proposed to have large
windows to mitigate the building mass for
pedestrians.

21.09.080F.3.a.

Commercial building
standard, Roof form, Pitch:
Pitch for primary roof
structure between 8:12 and
12:12, but may be as shallow
as 5:12.

The commercial building roof pitch proposed
to be 2:12 for snow safety and a cohesive look
with condominiums. The new Girdwood Clinic
has a similar roof slope.

While a development master plan may propose design alternatives, the
development standards in Title 21 must still be met if an alternative to them is
not proposed. The gC-8 District intent in Title 21 describes a strong
relationship to the street and a human scale for the new townsite core. AMC
21.09.040F .4. gives requirements for townsite commercial area streets, which
shall have a paved sidewalk of seven feet or greater, individual driveways and
curbs cuts discouraged, and curb and gutter provided where practicable. The
additional required analysis or changes to the site design in the recommended
conditions of approval for will bring the project into compliance with applicable
development standards in Title 21. The conditions of approval address
requirements for curb, gutter, and sidewalk for Hightower Road, driveway
connections to Hightower Road, landscaping, site lighting, street lighting,
drainage, parking lot circulation and space dimensions, bicycle parking design
requirements, ADA requirements, utility easements, and fire safety.




The site meets requirements in Table 21.09-10 for minimum vegetation
coverage on the property and removing landscaping shown in the right-of-way
for the Development Master Plan is a condition of approval. AMC 21.09.070L.2.
allows non-residential uses within the gC-8 District to have required parking
located off-site in a community parking facility within 600 feet of the property
under a municipal parking agreement. Recording this parking agreement is a
recommended condition of approval. The community parking facility within 600
feet of the site along with the proposed on-site parking spaces will meet
requirements in Title 21.

The conditions of approval addressing the Hightower Road right-of-way
improvements are in keeping with the Girdwood Area Plan, the intent of
Chapter 9 of Title 21, and the character of Girdwood. The building locations on
the site are the required construction distances from California Creek. The
design is sensitive to environmental conditions of the site.

DEPARTMENT RECOMMENDATION

The Department recommends approval of the Glacier City Center Development Master
Plan, subject to the following conditions of approval:

1.

The Development Master Plan shall be substantially in compliance with the
petitioner’s application, narrative, submittals, and the plans on file at the
Planning Department, except as modified by these conditions of approval.

A notice of zoning action shall be filed with the State of Alaska Recorder’s Office
before operation of the establishment.

Amend the Development Master Plan to show barrier curb, gutter, and sidewalk
within the right-of-way adjacent to the full-length of the property line along
Hightower Road.

Remove landscaping shown within the right-of-way.

Reduce the number of driveway connections to Hightower Road from two
driveways to one driveway.

Vacate the 25-foot building setback easement and vacate or realign the 20-foot
telecommunications easement and 8-foot electrical easement on Plat 95-35
where in conflict with proposed structures near the western property line
through a separate platting action.

. Resolve with Traffic Engineering the following:

a. Provide additional information on existing street lighting levels to
determine if additional street lighting will be required for the section of
Hightower Road that has frontage along this parcel.

10
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b. Provide analysis to determine if 14-foot poles are sufficient for exterior
parking space lighting for the commercial portion of the development.

c. Revise architectural and civil site plans to provide adequate details for a
complete review of compliance with AMC 21.07 design standards,
including dimensions of driveways, circulation, and parking spaces as
well as grade information for the parking lot and sidewalk.

d. Provide adequate details to show compliance with the American with
Disabilities Act, to include grade, dimensions, signage, and striping.

e. Provide adequate details on the bicycle parking spaces to show if the
square footage of the spaces and their location on the site meet
requirements of bicycle parking spaces in AMC 21.07.09K.

f. Record a parking agreement.
8. Resolve with Private Development the following:

a. Submit comprehensive grading and drainage plan and storm water
management report.

b. Enter into an Improvement to Public Place agreement for Hightower Road
improvements.

9. Obtain review by Alaska Fire Marshal.
Advisory Comments:

Contact Anchorage Health Department/Food Safety & Sanitation for plan review and
health permitting as necessary for commercial businesses on the premises.

Meet AMC 15.70 noise level requirements, particularly during construction and at
property line limits.

Address posting will be required in two locations. One posting is required at the
driveway entrance off Hightower Road showing the range of addresses in the following
format: “House Number-House Number Hightower Road” with a minimum of 8-inch
letters/numbers. Individual addresses posted for each unit at the front door are also
required.

Reviewed by: Prepared by:
Craig Lyon Elizabeth Appleby, AICP v
Director Senior Planner
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December 21, 2021

Mr. Dave Whitfield, Planning Manager
Planning Department

Municipality of Anchorage

P.O. Box 196650

Anchorage, Alaska 99519-6650

SUBJECT: Glacier City Center
Development Master Plan

Dear Mr. Whitfield:

Z Architects is submitting a development master plan review application package, per AMC
21.09.030.F, for the Glacier City Center to be located on Tract E3 (property identification
numbers: Parcel: 075-031-41-000) located within Girdwood Elementary School Subdivision in

Girdwood, Alaska.

Property owner and applicant is Glacier City Development LLC. Mailing address: PO Box 274,
Girdwood, AK 99587. Phone: (907) 351-6636. Email: nathen49@®gmail.com

Schematic design drawings including site and grading plan, floor plans, building elevations,
renderings, and a landscape plan have been provided as part of this Development Plan.
However, the plans may change slightly as the designs are further developed. The drawings will
be finalized and submitted for a Land Use permit for summer 2022 construction.

It is our understanding that the project will be placed on the February 14, 2022 Planning and
Zoning Commission agenda. If this is not the case, please let me know.

If you have any questions or require additional information, please contact me at 907-783-1090
or marco@zarch-ak.com. Thank you.

Sincerely,
Z Architects, LLC

e TN KT T

Marco Zaccaro
Attachments: As stated.

Z Architects, LLC - (907)783-1030 - 194 Olympic Mtn Loop Unit 3 - PO Box 842 - Girdwood Alaska 99587
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21-25 Glacier City Center Development Master Plan Application rev. 12-18-21

Table of Attachments

1. Development Master Plan Narrative

2. Authorization to Represent

3. Parking Analysis

4. LUC October 2021 agenda final

5. LUC October 2021 minutes final

6. GBOS Oct 2021 minutes final

7. Public Inquiry Parcel Details / Property card

8. Pre-Application Conference —~ 11/3/21 Planning Department notes.
9. Drainage Project Notification and WMS Mapping Request

10. 21-25 GCC - Design and Permitting Schedule revised 12-4-21

11. Plat 95-2%

12. Plat 85-38

13. Chugach Electric Association proposed electrical easement re-align 12-2-21
14. FEMA Panel 0200051559D

15. Wetland Map

16. Zoning map

17. Storm Drain Map

18. Sew_SE4715

19. Wat_SE4715

20. Drawing Sets, Development Master Plan Submittal, Dated 12-6-21

Z Architects, LLC - (907)783-1090 - 194 Olympic Mtn Loop Unit 3 - PO Box 842 - Girdwood Alaska 99587
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Glacier City Center
Development Master Plan Narrative

December 2021

Request for Approval

We are requesting a Development Master Plan Approval for the development of the Glacier
City Center located on Tract E3 of the Girdwood School Subdivision in Girdwood, Alaska. Please
see the narrative below and the attached plans for more information.

Introduction

The project is located on Tract E3, Girdwood School Subdivision in Girdwood, Alaska. The parcel
is 1.5 acres situated between California Creek and Hightower Rd and located approximately 40
miles south of Anchorage. In 2001, the Girdwood Commercial Areas and Transportation Master
Plan was developed to assist in guiding development in the Girdwood area.

Nathen and Liz Ellis, who recently purchased Tract E3 are developing Glacier City Center, they
have lived in Girdwood for several years and have children attending Girdwood School. The
previous owner had worked to develop a mixed commercial center on the site but the 2008
financial Crisis caused the project to be put on hold. The Ellis’ saw the parcel as having potential
to alleviate some of Girdwood’s housing needs as well as provide economic support with a
commercial building. This horizontal mixed-use development concept allows them to develop
their vision.

The project proposes development in two phases of ten townhouse-style multifamily dwellings
and a separate commercial building. The dwellings will be market rate condominium units. The
commercial building will come in a later phase and will contain a craft distillery, sandwich shop
and coffee shop. The total gross floor area of the project will be 28,326 sf (19,440 sf in the
townhouses and 8,886 sf in the commercial building (including a 685 sf mechanical
mezzanine)). Housing continues to be a significant obstacle to current and would-be residents
of Girdwood. Local businesses identify recent upward trends in housing prices as an obstacle to
employee retention. The intent of the project is to provide more housing options in the New
Townsite area.

The purpose of the Development Master Plan is to provide a clearly articulated vision for the
character, layout, and design of the new Glacier City Center in accordance with local adopted
plans and the MOA Girdwood Land Use Regulations AMC 21.09, while also complying with the
requirements of AMC 21.09.030F. Development Master Planning.
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Community Meeting

Representatives of Z Architects and the Ellis’ presented the project to the Girdwood Land Use
Committee (LUC) on 11 October 2021 and the Girdwood Board of Supervisors (GBOS) on 18
October 2021. The 11 October meeting served as the community meeting, and notices were
mailed more than 21 days before. The MOA provided the mailing list. The submittal of this
application occurs prior to the cut-off date for the Planning and Zoning Commission hearing on
14 February 2022. The project team anticipates presenting to the LUC on 10 January 2022 and
to GBOS on 17 January 2022 requesting a letter of support.

Attendees generally supported the project and saw this as a welcomed addition to the
community (see appended meeting minutes).

Conformance with Municipality of Anchorage Title 21.09.030F Development Master Plan
A. Submittal Requirements:
A. Lot Description

The legal description, acreage, and boundaries of the proposed petition area, an
explanation of boundary delineation, pursuant to subsection 21.09.030C, if applicable.

The Development Master Plan area is Tract E3. The project area is approximately 1.5
acres (65,512 sq ft) and is located on the west side of Hightower Rd immediately north
of the Girdwood Post Office. Total building footprint is approximately 10,765 sf of the

project area.

The project site is zoned gC-8, New Townsite North Commercial. The property is
surrounded on two sides by the gC-6, Crow Creek Road Commercial/Residential zoning
(three sides if the zoning west of California Creek is counted), and the areas to the north
and east, immediately across platted rights-of-way, have been developed exclusively
with multifamily housing in accordance with the gC-6 standards. The parcel has much
more in common in both size and conditions with this existing development,
surrounding it, then with the much smaller lots and densities along Hightower Rd to the
south. Southeast of the parcel, across Hightower Rd, is a mobile house park with gC-8
zoning. The parcel immediately south of the site is the Girdwood Post Office. It has gC-8
zoning as does a small HLB parcel (Girdwood Post Office Subdivision, Lot 2) just west of
the Post Office. The Anchorage School District parcel to the west (Tract E5, Girdwood
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Elementary School) is zoned GOS (Girdwood Open Space). This parcel contains California
Creek.

B. Existing Site Plan

A site plan of any existing development, including buildings, roads, utilities, drainage
systems, trails, and a general description of existing vegetation.

See attached sheet C1.0 for existing site plan. Tract E3 is currently vacant land, it was
cleared of natural vegetation at some time in the past and has areas of new vegetative
growth. This vegetation consists of grasses and low woody plants, mature shrubs like
alder and willow, and cottonwood trees. Larger isolate conifers predate previous
development. The west property line roughly parallels an earthen dike that defines the
California Creek channel.

There are several easements that encumber the property. There is a T&E easement
along Hightower Rd. Along the west side of the property are two easements, a 25’
building setback that was intended to provide protection to California Creek. This
stream protection easement may be vacated because the stream protections in AMC
Title 21 are a better method for regulating development. Another T&E easement follows
this easement along the property line. Chugach Electric Association has agreed to re-
align a portion of this easement (see attached sketch dated December 2, 2021). All the
utility easements are in use. A water main and sewer main run below Hightower Rd, and
a storm drain system terminates at the very south corner of the property.

There has been nascent community use including camping, dumping, and during
Girdwood Forest Fair the site served as a temporary parking area. Tiny Creek Trail runs
adjacent to California Creek off the property and approximately 90 feet west of the
nearest proposed development.

C. Site Topography

The topography of the petition area, with contours lines shown at intervals of four feet
or less, including any unique natural or historical features.

Tract E3 is generally level. However, there is an inconsistent downward slope toward
the south. There are local low areas as well as a low ridge west of the property
boundary. See attached existing site plan C1.0 with one foot interval contour lines.
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There are no known historic features on the property and development is unlikely to
yield any archeological features because of prior disturbance (clearing and grubbing).
The Girdwood area may be within the traditional lands of the Upper Inlet Dena’ina, and
Tribal consultation will occur if construction does identify historic features.

D. Existing Streams and Waterbodies

The location of existing streams, water bodies, wetlands, drainage courses, and flood
plains, and proposed changes to such features.

California Creek runs parallel to the west boundary of Tract E3. FEMA mapping for the
area designates most of the site as Zone AE, which indicates areas with 0.2% annual
chance flood hazard. A portion of the lot is in Zone AO which is a special flood hazard
area with a base flood elevation. No building is located in this portion of the site. The
southeast corner of the site is outside of mapped flood hazard zones. There are no
mapped wetlands that impact the property.

E. GradingPlan

A grading plan and detailed study of existing and proposed drainage, using baseline
climatic and environmental data that reflects Girdwood conditions.

See attached sheet C2.0 for the proposed drainage plan.

The proposed development for Glacier City Center will disturb approximately 1.25 acres
of vegetated ground cover. The Anchorage Stormwater Manual (ASM) classifies this
level of disturbance as a Large Project which must meet the following requirements:
Water Quality Treatment; Extended Detention; Conveyance; Detention and Peak Flow
Control; Operation and Management Plan; Stormwater Management Report; and
Wetland Compliance.

The completed improvements will follow the existing topography to the extents possible
to maintain existing drainage pathways and use new landscaped areas to meet the
water quality treatment objective. Other stormwater controls that may be considered
to meet the Water Quality and Detention objectives are: vegetative swales, filter strips,
natural vegetation retention, landscaped depressions, and dry ponds.

The soils on site are generally well draining alluvial gravels and deposits. A geotechnical
report is available upon request.
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F. Proposed Site Plan

A proposed site plan, showing roads, trails, building locations and uses, parking lots,
open space, and any other proposed development. The site plan shall include the total
number and type of dwelling units, and the total combined floor area of commercial and

industrial uses.

See sheet A0.1 for proposed site plan. Development will include construction of three
structures: a commercial building having 8,886 sf and two structures each with five
townhouse-style dwelling units. These 10 dwellings will have two bedrooms and an
attached garage. Other site development will be a parking area and landscaped areas.
Part of the site is reserved for a future building that is not part of this Development
Master Plan. A pedestrian pathway will be on-site that parallels Hightower Road and
provides connection to the New Girdwood Townsite to the south and adjacent parcels
to the north.

As discussed in B. Existing Site Plan, the proposed development will require vacation of
the building setback stream protection easement and the electrical and telephone lines
that run through the western T&E easement will need re-aligning and vacation of a
portion of the utility easement.

G. Landscape Plan
A landscape plan, including vegetation retention areas.

See sheet LO.1 for proposed landscape plan. The much of the west portion of the tract is
within the stream setback of California Creek. The project will retain this area as natural
vegetation. Other setbacks will have new vegetation, as will islands in the parking area.

H. Building Design
Floor plans, building elevations, and renderings for all buildings.

See architectural drawings. The proposed residential buildings have three levels. The
commercial building has two levels.

I. Road Cross-Sections

Road cross-sections.
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See civil drawings. Section drawings provided through driveways.
J. Other Development Details

Details of any other development proposed.

See Landscape drawings for planting area details.

K. Schedule

An implementation schedule. See attached Design, Permitting and Construction

Timeline.

e Spring 2022: Approval of Development Master Plan and Easement Vacation
approval.

e Early summer 2022 through early summer 2023: Residential building and site
improvement construction. Construction will take roughly twelve months to

complete.
e Summer 2023: Residential buildings approved for occupancy.

e Summer 2023 through 2028: Commercial Building A and associated site
improvement construction. Construction will take roughly one calendar year to
complete. However, changes in market demands, material and labor availability,
and other unforeseen factors may delay groundbreaking from Summer 2023.

e Summer 2024 through 2029: Building A approved for occupancy.
e Development Master Plan will be fully implemented by 2029.

B. Development and Design Standards

The development master plan shall establish specific circulation systems; land uses; site
dimensional, design, and development standards; and building design standards for its
development areas. These elements may set different development standards than those
found in title 21 including sections 21.09.060, 21.09.070, and 21.09.080. The
development master plan shall list the specific sections of title 21 for which different
standards are to be established. Where different standards are approved in the
development master plan, those standards shall be applied instead of the corresponding
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standards in title 21.

This section details the code standards this plan modifies, subject to approval. Each
code reference includes its Anchorage Municipal Code citation, title, and text. Following
is a proposed alternative standard or statement demonstrating the proposed design
meets or exceeds the code standard. Each of these will be noted as a DESIGN
ALTERNATIVE or INFORMATION. Design alternatives propose an equal or better
standard to a section of code to meet the intent of adopted standards. Informational
sections do not offer an alternative but note another action from a different agency like
an Easement Vacation. At the end of each bullet, a commentary section provides
greater clarity to the proposed alternative and offers justification. For ease of review,
the citations start in Chapter 9, Girdwood Land Use Code, and then continue with
pertinent sections from the remainder of Title 21.

e 21.09.040D.3.a. [District-Specific Standards for Commercial Districts] Ground-Floor
Residential:

o IngC-2, gC-5, gC-7 and gC-8, residential uses are permitted only on the upper
story above the ground floor. Commercial and/or other non-residential uses shall
occupy the ground floor.

= DESIGN ALTERNATIVE:

o Provide two stories of commercial uses along Hightower Road to
encourage pedestrian traffic extending north of the New
Girdwood Townsite. Multiple entries and garage doors associated
with residential units are away from Hightower Road, so they do
not disrupt the pedestrian edge.

o Encourages residential units to occupy the most desirable part of
the site from a livability standpoint. Discourage sandwiching of
residential units between Hightower Road and the parking lot as
the standard suggests. Residential units occupy a more private
and desirable part of the site adjacent to the California Creek
riparian edge zone, making the residences more attractive to live
in. An entry vestibule is the only living space on the ground floor
of each residential unit.

= Commentary: The intents of these zones are to create a commercial-lined
street front that encourages pedestrian traffic. The buildings are to have
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residential uses in the upper floors. The main reasons for this are to a)
provide a welcoming street edge and shopping for visitors b) encourage
people to live in the district c) provide privacy for the residents and d)
reduce residential disruptions, on the ground floor, to the commercial
street edge. These proposed townhouses are away from Hightower Rd
and any pedestrian traffic along it. These buildings enhance the desired
outcomes: placing the unit garages on the ground floor provides the
residential areas greater privacy, placing them away from Hightower on
the most desirable part of the site, from a residential standpoint,
encourages people to live in the district and allows individual garages
(also highly desirable) without disrupting the street edge. The proposed
design exceeds the standard in code.

e 21.09.040C.3.b. Arcades and Covered Walkways in the New Girdwood Townsite:

O

In[...] gC-8 [...], arcades or roofed walkways are required along the street face of
all new buildings and as part of any application for modification or
redevelopment. In the gaps between buildings within these districts, privately
maintained walkways are required. Development standards for arcades and
walkways on building frontages are established in subsection 21.09.080E.5.d.

= DESIGN ALTERNATIVE:

o Building A provides a covered walkway along its street-face per
the district standard. A sidewalk, North of building A, dedicated to
public use, privately maintained and lighted, occupies the same
portion of the front yard setback as the arcade. This sidewalk
extends to California Creek Way right-of-way and if, in the future,
the northeast corner of the site becomes economically
developable, the resulting commercial building will have an
arcade meeting code. In the gap between the two commercial
buildings the walkway will meet the standard. As a result,
Hightower Road edge will meet the district standard. Building A
main entry is connected to the Hightower Road arcade by a
roofed walkway, a feature which exceeds the district standard.

o Multifamily buildings are located away from the street edge to a
private part of the site; the design alternative deletes the
continuous roofed walkway from their front facade because these
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are private front yard spaces, and it is not desirable to encourage
pedestrian traffic through them. Additionally, a covered walkway
at this location would be impractical.

Commentary: This desire for catering to pedestrians appears in the
requirements for arcades and covered walkways. Girdwood has heavy
rain and snow quantities, and these are nice amenities. For this reason,
the commercial building incorporates roofed walkways in its design.
However, the multifamily buildings do not provide a continuous covered
walkway. Instead, a deck on the level above and six-foot-deep front roof
overhangs offers weather protection for each unit and garage entrance.
Pedestrian traffic along the front of these buildings would be unsafe and
should not be passing along their fronts. Although they face a driveway,
they are not adjacent to the street. The design directs this traffic along
Hightower Rd and around the edges of the commercial building. This
portion of proposed design meets and exceeds the standard in code.

e 21.09.040C.3.c. iv. Roof overhangs in commercial districts
o Except for arcaded or roofed walkways, no architectural elements attached to a
building, such as .....roof overhangs ... shall project more than two feet into a
setback area.

DESIGN ALTERNATIVE: Per 21.09.040C.3.c.v Walkways and terraces may
use up to 50 percent of the side and rear setback. The design makes use
of the side setback, immediately south of building A, as a pedestrian
walkway, see AQ.1, accessing the south facing public seating areas. The
roof overhangs above project 4 feet into the side setback to act as a roof
for that walkway. This feature exceeds the district standard.

Commentary: the intent of restricting projections into side setbacks is to
ensure fire separation distances between neighboring buildings. In this
case there is no immediately adjacent neighboring building, but instead, a
paved publicly accessible driveway parallels the south property line. This
edge of the property is more like a south facing street front, is accessible
by pedestrians, and warrants weather protection similar to other
pedestrian areas adjacent to buildings.
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e 21.09.0608B. Thl. 21.09-2

o)

Min. Front Setback: 16 ft, Maximum setback 20 ft. (Footnote 8: Maximum Front
Setback Exception: limited portions of building frontage may, subject to admin
site plan review, be allowed to step back further than the maximum allowed
front setback to create small usable public spaces in the front of the building.

=  DESIGN ALTERNATIVE: See site plan A0.1. Building A meets this standard.
The residential buildings for the reasons discussed above are set on the
west portion of the property.

o Residential buildings are allowed to exceed the maximum front
yard setbacks.

o Commercial buildings are required to meet the standard.

* Commentary: To provide quality public pedestrian spaces along a street
this standard requires buildings be close to the front property line. The
current commercial building and any future commercial buildings meet
this standard. However, the residential buildings do not have public
functions and are not accessible to the public; their distance from the
street comes from a desire to maintain a public street front for the
commercial uses on the site. Because of the depth of the lot, it can have
commercial spaces along the rights-of-way that are separate from
residential uses. These can be adjacent to the natural vegetation near
California Creek and distant from the collector roads that border the site.
This is a more desirable location for residents which will encourage
people to live in the district. The existing standard was crafted around the
much smaller lots in the gC-7 and gC-9 zoning districts and does not fully
allow for taking advantage of a large site with multiple attributes. The
proposed design meets the standard in code.

e Thl. 21.09-2 Footnote (3):

o]

Gross floor area: permit/review required: Permitted (P): <2000 sf, Admin Site Plan
Review (S): 2000-4000 sf, Major Site Plan Review (M): 4001-10,000, Prohibited:
>10,000 sf.

= INFORMATION: This project includes over 8,800 sf of commercial space
requiring an Administrative Site Plan Review. Because this project is
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proceeding with a Development Master Plan, an Administrative Site Plan
Review would be duplicative and is unnecessary.

=  Commentary: A Development Master Plan is more intensive and provides
greater public input than an Administrative Site Plan Review. This
provides community members the chance to voice concerns or wishes
about a certain development. The DMP proposes alternative standards
than in code and the Planning Department reviews the development with
compliance with these and those in code. Conducting an Administrative
Site Plan Review would not provide additional information to the
planning department and would be duplicative to a DMP. The proposed
process exceeds the Administrative Site Plan Review standard in code.

e 21.09.070G.2 Exterior Site Lighting:

= INFORMATION: The sidewalk parallel to Hightower Road will be lit for
pedestrian safety, especially at the driveway crossing, but care will be
taken to make sure that site lighting is at the minimum levels necessary
to light the paths and parking areas. The intent is meet Girdwood land
use regulations desire for dark skies, ‘to minimize glare or light trespass
onto adjacent properties or light pollution in the valley’ the design goal is
to not inconvenience the neighboring multifamily units across Hightower
Road to the east with excessive light spilling off the GCC site into their

living spaces.

e 21.09.080F.2.d. [Commercial, Resort and Public/Institutional Building Design Standards]
Size and Scale:

o No wall shall be longer than 42 feet without a change or alteration in alignment
of at least four feet in depth from the plane of the referenced wall. For building
sides longer than 64 feet, the combined length of the segments not in plane with
the primary wall plane of the building side shall equal at least one-third of the
building side length. Curved walls that include a change in wall plane of at least
four feet depth in 40 feet of wall length shall satisfy this requirement. Where two
arms or elevations of a building are separated by a change in wall plane of six
degrees or more, these shall be considered as separate building sides for the
measurement purposes of this provision.

= DESIGN ALTERNATIVE: See Building A architectural plans Aal.1.
Commercial building walls visible from the public way are 38'-6" in the
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longest plane. The west wall of Building A is angled to match the property
line and is approximately 67 feet long total.

o Design alternative addressing long wall: west point of building is
made completely transparent through this narrow part of the
floor plan via the use of large windows on opposing walls. the
solid portion of the west wall is shorter than 42 feet. A viewer can
completely see through any portion of the building with a wall
longer then 42 feet.

= Commentary: Except for the angled wall, all the walls of Building A
comply with the standard. This angled wall faces away from the street
and therefor is not readily visible to the public. The intent of this code
section is to reduce the visual mass of a building by introducing changes
in wall plane. This same sense of smaller scale can come from the use of
windows and storefront wall systems especially when these are used to
make a portion of the building completely transparent and showcase the
distillery equipment inside (see rendering on sheet Aa2.1). This design
alternative accomplishes what the standard intends in a far more
architecturally interesting way. The visual depth of the room and
landscape beyond achieves the same effect as would modifying the wall
plane. In addition to the visual effect of fagade moduilation is the desire
for interesting building designs. Having the wall angled and meeting at a
knife-edge point significantly heightens the interest of the massing. The
proposed design exceeds the standard.

e 21.09.080F.3.a. [Roof Form] Pitch:

o Roofs visible from a public way shall be primarily pitched. The pitch for the
primary roof structure shall be between 8:12 and 12:12, but may be as shallow as
5:12, as long as the eave overhangs are at least two and one half feet. Segments
of the roof may be flatter or steeper slopes, however, to achieve a specific design
effect. Wherever a portion of the roof has a shallower pitch than the standard, or
if it is flat, provision shall be made to avoid glaciation.

=  DESIGN ALTERNATIVE: Building A Roof forms are pitched at 2:12.

o Roof pitches as steep as required create unsafe snow sliding
conditions especially on larger buildings. The roof will be designed
to hold the snow and prevent snow slides.
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o Roof design and materials will not create conditions for glaciation.

o The Roof form is designed to direct water away from all perimeter
pedestrian areas unless those areas are protected by a canopy.

o The form maximizes solar orientation into second floor building
spaces.

o All of these desirable design goals are difficult to achieve with
steeper roofs without the roofs becoming much more visually
imposing and out of scale with the existing structures in the New
Girdwood Townsite to the south.

Commentary: As Building A will be a “cornerstone” building, it is
appropriate that it have heightened aesthetic attributes but not an
overbearing massing. There is also a desire for a wholistic design
aesthetic through the site. With the residential buildings having low-slope
roofs, keeping with that style in the commercial building allows the site
to feel like a cohesive campus. This code section makes allowances for
“flatter or steeper” roofs, and these proposed roofs will not cause
glaciation. Because of the large area of the building, steeper roofs will
have more surface area and pose a greater danger for snow sliding which
is detrimental to the desire to have pedestrian spaces around the
perimeter of the building. This improvement on safety, a roof designed
for snow county, and heightened aesthetic attributes shows the
proposed development meets the intent of the design guidelines. The
proposed design exceeds the standard.

Note: the new Girdwood Clinic being constructed to the south of Building
A has a very similar roof design and slope. Similar architectural language
in new similarly sized buildings in the New Girdwood Townsite is
desirable.

e 21.03.230B. [Vacation of Public and Private Interest in Lands] Application Submittal:

o Applications for vacation requests shall contain the information specified in the
title 21 user’s guide, and shall be submitted to the platting officer on a form
provided by the department.

INFORMATION: This project as proposed will require the vacation of a
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stream protection easement.

=  Commentary: The proposed design places one of the residential buildings
in a platted stream protection easement that parallels the west property
boundary. There is precedent for vacating these easements as the stream
protection standards in Anchorage Municipal Code are more favorable to
agencies and property owners. Before receiving a Land Use Permit, the
project team will submit an application to vacate the easement per the
procedure outlined in 21.03.230.

C. Approval Criteria
General Design Objectives:

Townhouse-style muitifamily dwelling units continue to be popular for developers and
residents. The buildings can have small footprints and each unit has multiple levels and views
from two directions. These units provide the amenities a resident of Girdwood needs. As they
have two bedrooms, they can accommodate small families as well.

Each unit has a garage and entry on the main level. The entry has areas for storage and the
garage has greater depth than would accommodate a car, leaving additional storage space or
a work area. The second floor contains the living spaces for the unit, with a kitchen and open
dining and living room. There is also a small half-bath. The double-frontage of the townhouse
gives each unit two decks. The smaller front deck will provide transitional living area as the
evening sun warms this space. The back deck faces the vegetated riparian areas along
California Creek and is more private than the front deck. The top floor of the unit has two
bedrooms and two baths. The master bedroom has en suite bathroom and closet. These
residential units meet a demand in the current housing market.

Beside the layouts of the units, the buildings will have materials that fit within the existing
built environment. The building form, materials, and colors will meet and exceed the
expectations of the prescriptive requirements in the Girdwood Land Use Code. Horizontal
and vertical siding will ground the buildings to Girdwood while bright trim colors and design
features will add visual interest. The roof forms will be atypical butterfly roofs. These help
address the challenges of living in a town with heavy snows and rains. These also break up
the mass of the building by fracturing its top into chiseled crags like the mountains beyond.

The site design will provide easy connexons to adjacent areas. A pedestrian way will enter
the site from Hightower Rd and extend to the dwellings. The parking area will function as a
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buffer for the residential units from the street. Vegetation around these areas will give
greater senses of privacy to the residents. The site will be insulated but also reaching out to

the surrounding townsite.

a. Planning Objective and Design Considerations

The development master plan substantially conforms to the principles and objectives of
the Girdwood Area Plan, any approved neighborhood, district, or area plans, and the
general purposes of this chapter, as stated in section 21.09.010

Girdwood Area Plan

The GAP identifies four primary goals, two of which pertain to the project. The proposed
project meets these:

1. Perpetuate Girdwood’s small-town atmosphere:

e “Situate multi-family housing in dispersed pockets with higher density
development located within the resort areas, or next to major commercial
centers.” These multifamily buildings are adjacent to the New Townsite
commercial area instead of near residential neighborhoods.

e “Expand the town core as a commercial and community center.” This
development includes new commercial spaces that will extend the town core
further along Hightower Rd.

e “Reduce vehicular congestion through efficient land use, local circulation
patterns, and adequate parking. The site layout provides an efficient
vehicular circulation and the necessary off-street parking spaces. This does
not burden other businesses in the area. Road access will be at only two
driveways in order to reduce the traffic impacts to Hightower Rd.

2. Preserve Girdwood’s Natural Environment:

¢ “Avoid placement of buildings intended for human occupancy in natural

hazard area”. The project site is outside of avalanche hazard areas and flood

hazard areas.

The GAP also includes a Land Use Plan Map. This designates the site with Commercial
land use. “This classification is for areas substantially developed for commercial
purposes and are expected to remain so for the duration of the Plan, and for vacant
areas best suited to commercial development.” However, it is immediately adjacent to
an area designated with Commercial/Residential land use. “This classification is for areas
substantially developed with a mix of commercial and residential uses and area
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expected to remain so for the duration of the Plan, and for vacant areas best suited to a
mix of commercial/residential uses. Later, the GAP clarifies that “The Plan also allows
multi-family housing in the areas classified commercial/residential, commercial, [...]".
The Land Use Map treats the New Townsite as a commercial hub with mixed residential
and commercial areas between it and the school. This project meets the density goals
for the New Townsite and addresses contemporary demands for residential and
commercial space in Girdwood.

The GAP also provides provisions for multi-family housing and its location and scale. The
buildings in this project are dispersed throughout the site and do not exceed three
stories. The new buildings will be no taller than nearby buildings. The economy of
construction inherent (the repetition of design reduces labor costs) with townhouse-
style multifamily developments will allow the units to be more affordable to full-time
residents. Seasonal residents will find them attractive as well for their proximity to the
New Townsite, but the distance from the resort may discourage second-home buyers
who ski.

Compliance with codified developmer* requirements will ensure the form of the project
will not disrupt the visual context of the area. Landscaped areas around the building will
improve the visual appearance and ecological function of the site as well. Building will
be small in scale and provide commercial and residential areas. For these reasons, the
project meets the goals of the GAP.

Girdwood Commercial Areas and Transportation Master Plan
The GCATMP identifies community-derived objectives for the New Townsite. Generally,
the GAP notes a community goal to “make the New Townsite the true heart and center
of the Girdwood community.”
e Encourage the development of a diverse mix of commercial and retail
services that appeal to both locals and visitors.
o The project proposes a café and craft distillery that will have appeals
for both locals and visitors. There is not currently a business in the
New Townsite for grab-and-go café foods and sandwiches. The
distillery is without precedent in Girdwood and the popularity of such
distilleries in other Alaskan towns implies a similar reaction locally.
» A conceptual plan for commercial infill in the New Townsite identifies the site
as a potential site for lodging.
o The earlier development proposal included a hotel for this site.
However, because of changes to market demands in Girdwood, the
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current proposal seems more appropriate. The plan does generally
describe the area north of Town Square as an ideal location for
residential units as well.

b. Street Design
The streets, roads, and other transportation elements are in conformance with applicable
transportation plans.

Official Streets and Highways Plan

The OSHP identifies Hightower Rd as a Class 1A industrial commercial collector with an
average daily traffic load of 2,000 to 10,000. The addition of these units will not require
upgrades to Hightower Rd. The OSHP does show an additional Class IA industrial
commercial collector in the right-of-way along the north of Tract E3. This project does
not propose its construction, but does have a planned driveway connexon when that

occurs.

Girdwood Area Plan

The GAP identifies three key factors for the Girdwood “circulation system”. The first is
that the system be “efficient and free of congestion”. This project does not propose a
new roadway or any improvements to Hightower Rd. It will likely continue to have the

same levels of congestion.

The second factor is to provide multi-modal facilities. Active transportation is important
in Girdwood and throughout the year. There is a bike path along the east side of
Hightower Rd that connects the New Townsite and Lower lditarod Trail at the Girdwood
School and a sidewalk along the west side of the road that starts at the Post Office. This
project proposes a pedestrian connexon to a new sidewalk along the west side of the

road.

Third, the GAP encourages development along roadways that “add to, rather than
detract from, the small-town resort character of the valley.” This project places the
commercial building close to Hightower Rd. This enhances the streetscape by continuing
the sense of a commercial center along the road. The design responds to the
architectural and natural context with multiple roof lines and large areas of glazing. The
building materials will be appropriate as well and make the building visually interesting
while matching the surrounding materiality.
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The GAP proposes a new connector road in the vicinity of the project, but it does not
appear that this proposed building or parking area improvements will impede this in the
future. The other applicable recommendations include creation of a transit system. The
Glacier Valley Transit is a free shuttle service and all routes service the New Townsite.
Hightower Rd has service to the school as well. These transit stops are with walking
distance of the proposed building site, although the shuttles will frequently pick up
riders between stops. Another specific GAP direction is the encouragement for
reduction of vehicle trips between Anchorage and Girdwood. We anticipate providing
these additional housing units will help meet this goal.

Girdwood Commercial Areas and Transportation Master Plan

The GCATMP identifies transportation infrastructural improvements throughout the
Girdwood Valley. In the New Townsite area some of these improvements have already
occurred, like the reconstruction of Hightower Rd. The plan identifies a new roadway
from Hightower to Crow Creek Rd that runs along the north side of the property.

Girdwood Valley Trails Management Plan

The GVTMP creates a framework for area trails and their development. Specifically it
aims “to create a highly functional, interconnected, multi-use trail system that meetings
current and future needs of the community.” While this project does not propose any
new trails or improvements to existing ones, the proposed development is
approximately 90 feet from Tiny Creek Trail also known as California Creek Trail. This
trail is a Class 3 biking and hiking trail that parallels California Creek from the school to
the New Townsite. The trail is completely within Tract E5 and does not have a dedicated
easement. Connection to this trail will be possible for residents but is not planned. The
plan calls for trail easements for some trails like Tiny Creek on private land. Because the
existing trail is coincident with a utility easement and stream setback, a specific trail
easement is not necessary.

c. Project Costs
The development has no substantial adverse fiscal impact on the municipality.

The project is entirely on private property. The only impacts anticipated for municipal
systems will be improvements in the Hightower Rd right-of-way. This may include
connexon to the waterline under the road. These improvements will impede traffic on
the road for a short time. Other costs will include staff time.
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d. Community Benefits

The development provides significant community benefits in terms of design,
community facilities, open space, and other community amenities.

This development provides several amenities to the benefit of the community.
Generally, the project is creating 10 residential units. We anticipate this to alleviate
some of the existing demand for housing throughout Girdwood. The project also adds
two unique commercial uses to the New Townsite area, a distillery and a café.

e. Adverse Impacts
The development minimizes any potential adverse impacts to surrounding
residential areas to the maximum extent feasible.

Tract E3 is between a multifamily residential development and the Post Office, and
between multifamily residential areas and California Creek. As development completely
surrounds the lot, with the exception of California Creek, this project will bring an
otherwise vacant lot into a condition more akin to its neighbors. The scale will be
harmonious and does not introduce a commercial use that will adversely impact the
neighborhood. Like Girdwood Brewing Company, the proposed distillery will close at 8
PM. Patron noise will therefore not extend into the night, disturbing nearby residents.

Road closures associated with construction will occur in one season. Because
construction of the buildings will occur in two phases, there will be multiple seasons of
construction noise. This will not extend beyond a year for either phase. The added
traffic to Hightower Rd will not be significant. Because of its proximity to the New
Townsite and community parking areas, visitors to the café and distillery will likely come
by non-vehicular means. This will not generate high levels of traffic and parking
congestion as seen at Girdwood Brewery, which is isolated from other uses. The
planned intent for the New Townsite is a commercial core, and like the most successful
examples it has facilities for central parking. Visitors to the area can park and walk to
multiple businesses. Future development of the planned roadway to Crow Creek Rd will
alleviate some vehicle traffic congestion associated with this development.

Any impacts to runoff that the proposed development creates will not affect residential
areas downstream. The project will be subject to a Storm Water Pollution Prevention
Plan and will implement Best Management Practices for impacts to California Creek.
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f. Service Levels
Sufficient public safety, transportation, and utility facilities and services are
available to serve the subject property at the proposed level of development, while
maintaining sufficient levels of service to existing and anticipated development in
the surrounding areas.

Tract E3 is accessible to fire apparatus and public safety. The addition of 10 residential
units in this area does have the possibility to increase the number of calls and trips to
the area. However, this additional density is not likely to adversely affect service to
other areas of Girdwood. The units represent a significant increase to the density of
neighborhood, but because the units are in a two buildings response times will remain
the same as the current time. Similar outcomes will result from the addition of the
commercial building to the site.

Transportation needs of residents may increase ridership of public transit shuttles and
vehicle trips on Hightower Rd. However, shuttle service is frequent and rarely at
capacity. Although residents may be driving along Hightower Rd, they will be using new
on-site parking facilities on Tract E3.

The utilities currently serving the site are electrical power and sanitary sewer. There is a
water main in Hightower Rd that will provide public water to the development. Some
utility improvements may be necessary as the particular service companies require.

g. Design Standards
The design standards are equivalent to or exceed the generally applicable
development standards of sections 21.09.060, .070, and .080, and result in high quality,
environmentally sensitive development in keeping with the Girdwood Area
Plan, the intent of this chapter, and the character of Girdwood.

See Section B for commentary. We propose several alternative standards that meet or
exceed the development standards in Chapter 9 and other areas of Title 21.
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APPENDIX A: PUBLIC MEETING COMMENTS:

On 11 October and 18 October the project team presented to the Girdwood Board of
Supervisors (GBOS) Land Use Committee and GBOS respectively. The first meeting served as the
community meeting required for the DMP. Mailers went to addresses provided by the MOA
Planning Department (see below). The bullets below provide a list of comments and questions
from members of the public and Board of Supervisors for both meetings.

e 11 October 2021: Girdwood Board of Supervisors (GBOS) Land Use Committee — Served
as Community Meeting

o Shannon O’Brien: Are we asking for any variances?

o Mike Edgington: Are we expecting all ten to be second homes or will there be
provisions for locals to live in them?

o Kalie Harrison: What is the price point on the townhouses?
o Jerry Fox: Concerned about short term rentals. Do you have a schedule?

o Brian Burnett: Is the tiny creek trail corridor drawn into the plans? Will the trail
be respected?

o Kyle: Request that no bump-outs are installed and something about drainage

o 18 October 2021: GBOS
o Mike Edgington: What happens next?

o Jen Wingard: Is the overflow parking for the townhomes the same as the
commercial parking?

o Christina Hendrickson: Need adequate parking so we don’t impact the post office
parking which is already being used by other businesses. Need direct crosswalk
to the bike path. With these new townhouses and Holton Hills, does the post
office have enough PO boxes?

The project team responded to the questions during the meeting and the owner was present at
the meetings. There were few design changes that came from the comments. Because of the
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DMP, the project team does not anticipate applying for any variances. The owner said that they
were not planning on creating covenants prohibiting short-term rentals. Because the trail is not
on the project parcel this development does not create an easement. The project team
presented the question about the curb and street edge design to the pre-application
conference. The agencies determined an acceptable alternative would be a rolled curb. All the
parking for the residential structures will be on-site and there is adequate parking when
including district parking and land banked parking in the undeveloped ROW. Unless required by
a reviewing agency, the project does not propose a crosswalk. The project team believes there
is adequate parking
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Public Notice:

APPENDIX B: PREAPPLICATION CONFERENCE NOTES:

Attached in following pages.



December 21st 2021
Subject: Letter of Authorization for Permitting

This letter serves as authorization for Z architects, LLC and staff members thereof, to act on
the behalf of Glacier City Development LLC owned by Nathen and Elizabeth Ellis, for permitting
applications and procedures through the Municipality of Anchorage for our property at Tract E3
of the Girdwood Elementary School Subdivision in Girdwood Alaska.

Sincerely,

Glacier City Development LLC owners

%%%% Pt~ Zii; <

Nathen Ellis Elizabeth Ellis ‘
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ASSIGNMENT OF
GLACIER CITY DEVELOPMENT, LLC
MEMBERSHIP INTEREST

JEFFREY DEMAIN and EILEEN DEMAIN whose address is 625 Highlander
Circle, Anchorage, Alaska 99518 (the “Assignors”), hereby grants, transfers and assigns to

NATHEN ELLIS and ELIZABETH ELLIS whose address is
(the “Assignees”) Assignors’ entire one hundred

percent (100.00%) ownership interest in GLACIER CITY DEVELOPMENT, LLC, an Alaska
limited liability company (the “Company”).

Dated this __2r) day of Jyat, 2021.
guw —

EILEEN DEMAIN

ACKNOWLEDGEMENT AND ACCEPTANCE
OF ASSIGNMENT

Assignees hereby acknowledge and accept the foregoing Assignment and agree to
become members in the Company and to be bound by the terms and conditions of the Company’s

articles of organization and operating agreement.

Assignees agree to indemnify and hold harmless the Assignors from and after the
date of this Assignment from and against any and all claims asserted against Assignors as a
member in the Company. N

/m €
Dated this _ | | davof ﬁe 2021.

ASSIGNEES

7/%% st (/’

NATHE N ELLIS

ELIZABETH ELLIS

ASSIGNMENT OF
GLACIER CITY DEVELOPMENT, LLC
MEMBERSHIP INTEREST -1-
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ARCHITECTS uc

December 4, 2021
RE: Glacier City Center PARKING ANALYSIS - Rev.4

Building Code:
Anchorage Municipal Code (AMC) Title 21

21.07.080 E.2c Parking Lot Interior Landscaping
See landscape plan.

Table 21.07-4 Off Street Parking
Commercial and Manufacturing Uses.

Building A - Parking Required:
See building plans for use areas and associated parking counts,

Second Floor:

commercial - planning - interiors - residential

e Tasting Room: 1,731 s.f. Parking 1:100 GFA (Bar)= 17.31 Spaces
s Event Space: 2185 s.f. Parking 1:100 GFA (Restaurant)= 21.85 Spaces
e Qutdoor seating: 298 s.f. Parking 1:100 GFA {Bar)= 2.98 Spaces
First Floor:
s Distillery: 1,012 s.f. Parking 1:750 GFA (Manufacturing) = 1.35 Spaces
o Coffee and Sandwich shop: 3,273 s.f. Parking 1:100 GFA (Restaurant)= 32.73 Spaces
¢ Qutdoor seating: 298 s.f. Parking 1:100 GFA (Restaurant)= 2.98 Spaces
Building A Parking Spaces Required 79  Spaces
Residential Uses.
Townhouse- Parking Required:
All units are two-bedroom.
1 per one bedroom Unit 1.0
Add 0.5 for each additional bedroom .5
Add .15 guest parking for each townhouse .5
Base onsite parking required per two-bedroom residence 1.65
Townhouse Parking Spaces Required 10 units x 1.65 = 17  Spaces
Total base parking required on site: 79 (building A) + 17 (Residential) = 96  Spaces
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21.09.070L.2 Girdwood Specific Parking Regulations

gC-5, gC-8, and gC-9 districts. Required parking for any non-residential use in the gC-5, gC-8 or gC-9
districts may be located off-site within the adjoining right-of-way or within 600 feet of the site in
community parking facilities under a municipal parking agreement. Properties may also use the reduced
parking requirements and parking reductions provided in Section 21.07.090. (RESERVED: Tailored
parking requirements and reductions for the new townsite area will be further developed in
coordination with the update to the Girdwood Area Plan and adopted as an amendment to this section.)

Community Parking within New Girdwood Townsite:

70 community parking spaces are within 600’ walking distance of Glacier City Center. See drawing A0.5
Community Parking Access Plan.

Parking Provided:

On Site:

Townhouse garage and driveways: 20 spaces
Townhouse guest parking: 2 spaces
Glacier City Center Parking Lots: 40 spaces
Off Site:

Community Parking facilities: 34 spaces
Total Provided: 96 spaces

Table 21.07-6 Off Street Loading Berths for building A
Not required for less than 10,000 s.f.

Table 21.07-8 Accessible Parking Spaces for building A

T

Number that shall be

_ . : I
Total Parking Spaces Provided Accessible Van-Accessible !
i

|76 t0 100 4 1 ]

21.07.090E.5. Parking location

Except as provided in subsection 21.07.090 F., all required parking shall be on the same lot as
the use served. However, required parking may be on an abutting or adjacent lot provided the
zoning district in which the lot is located allows for off-street parking as a permitted principal
use, site plan review use, or conditional use; in which case there shall be a parking agreement
which meets the requirements of subsection F.1. below.
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The Following allowed reductions have not been used in the above parking calculations but are noted
here for reference. All are based on total base parking requirement (96 spaces).

21.07.090F.8 Uses adjacent to transit service

Uses adjacent to transit service. A use is eligible for a reduction of up to five percent of the minimum
number of required parking spaces if it is located within 800 feet of the street right-of-way centerline of
any municipal public transit route, subject to approval by the traffic engineer and the director. The
public transportation department may require a public use easement or transit stop and/or transit
shelter improvements if the subject property abuts an existing or planned transit stop. If the public
transportation department requires such an easement or improvements, then the use is eligible for an
additional reduction of two percent or one more parking space, whichever is greater.

Nearest public bus stop is at the corner of Hightower Road and Linblad Ave. 300 feet walking distance
from Glacier City Center.

Reduces parking count by 4.8 (96x.05=4.8) 10 91.2

21.07.090F.10 Transit pass benefits.

A use in which the owner or employer offers transit passes cost-free to all employees or residents is
eligible for a parking reduction of up to ten percent of the minimum number of required parking spaces.
The use shall be located within 800 feet ~f the street right-of-way centerline of any municipal transit
route. The public transportation department may require a public use easement or transit stop and/or
transit shelter improvements if the subject property abuts an existing or planned transit stop. if the
public transportation department requires such an easement or improvements, then the use is eligible
for an additional reduction of two percent or one more parking space, whichever is greater.

Reduces parking count by 9.12 (91.2x.1=9.12) to 82

21.07.090F.21 Smaller parking spaces for parking structures and low-turnover uses.

If approved by the traffic engineer, up to 20 percent of the total number of required parking
spaces located in a parking structure and/or designated for employee or resident parking only
may be eight feet six inches wide, subject to the requirements of Table 21.07-7, Parking Space
and Aisle Dimensions. Such spaces shall be signed for employee or resident parking only.

21.07.090F.22 Bicycle parking. Bicycle parking. A use is eligible to permanently or seasonally
substitute bicycle parking spaces for required automobile parking spaces. Each automobile
parking space shall be replaced by a minimum of six bicycle parking spaces not required by this
title. Bicycle parking spaces shall comply with the standards of subsection 21.07.060 F.15. and
be separated from motor vehicle areas by bollards or other physical buffer approved by the
traffic engineer.

12 bicycle parking spaces are shown on drawing A0.1 Site Plan.

Reduces parking count to 80
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Girdwood Land Use Committee
Notice of Meeting on October 11, 2021
7PM
Agenda Final

This meeting will be held via Teams teleconference.

The following items have been submitted as agenda items for consideration at the meeting of the Girdwood Land Use Committee. A
voting member is any Girdwood Valley resident eighteen (18) years of age or older. Non-resident property owners, businesses, and
non-profit associations are allowed one (1) vote per entity. Detailed voting qualifications can be found in the rules outlined in the
Girdwood Land Use Committee Operating Principles.

The Girdwood Board of Supervisors, its committees, and subcommittees are subject to the Alaska Open Meetings Act as found in
Alaska Statute 44.62.310 and Anchorage Municipal Code1.25 - Public Meetings.

The Girdwood Land Use Committee operates under the Girdwood Public Meetings Standards of Conduct.

Agenda ltem LUC 2110-01:

Call to order

Agenda Approval for October 11 2021 meeting
Minutes Approval for the September 13 2021 meeting
LUC Officer reports

Announcements & Presentations:
LUC is seeking a volunteer to attend Federation of Community Councils meetings, which are held the 3 MON each month 6PM-8PM.

Agenda Item LUC 2110-02: Public Comment (3 minutes each) Persons offering public comment must state their full name and
address. Public Comment must be on subjects not listed on the agenda.

Agenda Item LUC 2110-03: Committee written reports are included in the meeting packet monthly.

Any items that require additional discussion should be brought up at this time.

Old Business:

Agenda Item LUC 2008-04: Update on draft land acknowledgment statement (Diana Stram).

Agenda Item LUC 2109-04: Review LUC Operating Procedures re ability to hold hybrid and/or virtual meetings.
Agenda ltem LUC 2109-05: Notice of Liquor license renewals in 2022.

Request for LUC recommendation for GBOS Letter of Non-Objection Re: 2022 Annual Liquor License Renewals 2022

5466 Bore Tide Deli 1632  Jack Sprat 3446  Seven Glaciers Lounge
287 Crow Creek Mercantile 3263  Chair 5 Restaurant 3447  Sitzmark Bar & Grill
996 La Bodega 3445  Hotel Alyeska 5498  Girdwood Picnic Club

Agenda ltem LUC 2110-07: Review MOA Omnibus Ordinance (Case #202-0126) scheduled for planning and zoning commission
hearing on Nov 8, 2021.(Mike Edgington)

Agenda Item LUC 2109-06: Bikewood (formerly Girdwood Mountain Bike Alliance) request for LUC recommendation of GBOS
Resolution of Support for proposed Mountain Bike Master Plan to be submitted with construction grant applications.

Agenda ltem LUC 2110-06: Girdwood Community Land Trust request for LUC recommendation for a GBOS Resolution of support for
grant applications for the Girdwood Community Land Trust. (Item moved to Old Business due to time sensitive RURAL CAP grant

application cycle).(GCLT, Krystal Hoke)

New Business:
Agenda ltem LUC 2110-04: Initial presentation of Glacier City Center, proposed mixed use development located off Hightower Road

immediately north of the Post Office. Group will be seeking LUC recommendation for GBOS Resolution of Support for Development
Master Plan. this meeting will also serve as the community meeting as required by AMC 21.03.020C. (Marco Zaccaro, presenting).
Agenda ltem LUC 2110-05: Initial Presentation of Alyeska Employee Housing Il, proposed for Tract B, Alyeska Prince Addition on
Northface Road immediately west of Hotel Alyeska, east of existing Employee Housing. Group will be seeking LUC recommendation
for GBOS Resolution of Support for Development Master Plan. This meeting will also serve as the community meeting as required by
AMC 21.03.020C. (Connor Scher, presenting)

Agenda ltem LUC 2110-08: HLB request for LUC Recommendation to GBOS Resolution of Support for Rezone of approximately 6.35
acres from GIP (Institutions & Parks) to GR3 (Residential), located within Tract B, Girdwood Elementary School Subdivision (Plat 85-

38).(Shelley Rowton, HLB)

Request for GBOS/LUC Joint Meeting (1 of 2 completed in 2021): Held April 29, 2021
Adjourn

Girdwood Land Use Committee Meeting Agendas and minutes are available on line: http://www.muni.org/gbos
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Girdwood Land Use Committee
Notice of Meeting on October 11, 2021
7PM

Minutes Final
This meeting will be held via Teams teleconference.

The following items have been submitted as agenda items for consideration at the meeting of the Girdwood Land Use Committee. A
voting member is any Girdwood Valley resident eighteen (18) years of age or older. Non-resident property owners, businesses, and
non-profit associations are allowed one (1) vote per entity. Detailed voting qualifications can be found in the rules outlined in the
Girdwood Land Use Committee Operating Principles.

The Girdwood Board of Supervisors, its committees, and subcommittees are subject to the Alaska Open Meetings Act as found in
Alaska Statute 44.62.310 and Anchorage Municipal Code1.25 - Public Meetings.

The Girdwood Land Use Committee operates under the Girdwood Public Meetings Standards of Conduct.

Agenda Item LUC 2110-01:
Call to order 7PM, Kevin McDermott, Chair
Agenda Approval for October 11 2021 meeting with revisions Mike Edgington/Brian Burnett
Iltem 2110-07 moved to Old Business as it will be addressed by Planning before the next LUC meeting
Iltem 2001-06 moved to Old business during the meeting as RurAL CAP grant cycle has just been announced.
Application is due prior to next LUC meeting.
Minutes Approval for the September 13 2021 meeting Kalie Harrison/Shannon O’Brien
LUC Officer reports: None

Announcements & Presentations:
LUC is seeking a volunteer to attend Federation of Community Councils meetings, which are held the 3" MON each month 6PM-8PM.

Any member of LUC is invited to volunteer for this assignment. Individual would attend FCC meetings and report back to LUC.
Community councils across Anchorage share information and resources through the FCC meetings. It's a good opportunity for context
and perspective of items impacting other neighborhoods in the MOA.

Agenda Item LUC 2110-02: Public Comment - None

Agenda Item LUC 2110-03: Committee written reports are included in the meeting packet monthly.
HLBAC is discussing purchase of USFS land that they occupy. This would allow USFS to build a dormitory.
Existing developed 5 lots at Industrial Park: leaseholders have right of first refusal for purchase their lots.

Old Business:
Agenda Item LUC 2008-04: Update on draft land acknowledgment statement (Diana Stram). No report, no public input received.

Agenda ltem LUC 2109-04: Review LUC Operating Procedures re ability to hold hybrid and/or virtual meetings.

GBOS made change to their Rules and Procedures to allow for virtual meetings during federal health emergency. LUC made their
determination to hold this meeting virtually due to COVID case counts. Hybrid meetings remain difficult due to technology issues. LUC
could consider adding option of hybrid meetings if community invests in a system that makes access for all attending equal.

Agenda Item LUC 2109-05: Notice of Liquor license renewals in 2022.
Request for LUC recommendation for GBOS Letter of Non-Objection Re: 2022 Annual Liquor License Renewals 2022

5466  Bore Tide Deli 1632  Jack Sprat 3446  Seven Glaciers Lounge
287 Crow Creek Mercantile 3263  Chair 5 Restaurant 3447  Sitzmark Bar & Grill
996 La Bodega 3445  Hotel Alyeska 5498  Girdwood Picnic Club

No negative comments have been brought forward regarding any of the upcoming liquor licenses.

Motion:
The Girdwood Land Use Committee moves to recommend a GBOS Letter of Non-Objection to the 2022 liquor license renewals.

Motion by Ron Tenny, 2™ by Kalie Harrison
22 in favor, 0 opposed, 3 abstaining
Motion carries

Agenda Item LUC 2110-07: Review MOA Omnibus Ordinance (Case #202-0126) scheduled for planning and zoning commission
hearing on Nov 8, 2021.(Mike Edgington). Public can view this draft ordinance on line at this location:
https://www.muni.org/CityViewPortal/Planning/GetFile/99244

Girdwood Land Use Committee Meeting Agendas and minutes are available on line: http://www.muni.org/gbos
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One element specifically is related to Girdwood T21C9, a minor text correction related to private vs public parking.
Other elements are Areawide, but there are several points that will relate to Girdwood, if approved:
o Land Use Permit currently requires that construction begin within a year and then can be delayed for 12 months.
Proposed change would allow for construction to be delayed by 2 years with extension application, still requires start of project
within a year.
e  Paving currently required would not be required if project is connecting 2 gravel roads or small parking area.
Girdwood already has proposal in commercial parking amendment that is similar to this.
e  Parking calculations at restaurants would calculate parking needs differently so that SF of storage, for example, is not
calculated at the same rate as calculation for restaurant dining area.
o  Section 15 regarding subdivision of property currently capped at 8 lots to remove that restriction.

Group discusses whether to recommend to GBOS a resolution of support or other feedback. Group ultimately decides that no formal
action is needed. As no action is recommended, item will be removed from GBOS agenda.

Agenda ltem LUC 2109-06: Bikewood (formerly Girdwood Mountain Bike Alliance) request for LUC recommendation of GBOS
Resolution of Support for proposed Mountain Bike Master Plan to be submitted with construction grant applications.

Dan Starr with Bikewood presents that this request is based on need for Bikewood to have such a recommendation in order to apply for
grant funding opportunities that will come up this fall for summer 2022 construction. Adoption of Trails Master Plan is farther off,
although local process has begun. Bikewood received support from GTC at their September meeting. This proposal was made in 2019
but was dropped while the community pursued work on the Trails Master Plan instead. At that time LUC made the recommendation to
GBOS to write a Resolution of Support. Content of proposal has not changed, although Girdwood Mountain Bike Alliance has
rebranded to Bikewood. If changes occur to the Trails Master Plan, they will be reflected in Bikewood plans.

Motion:
Land Use Committee moves to recommend a GBOS Resolution of Support for the proposed Mountain Bike Master Plan for Bikewood

to use in pursuing grant funds for trail construction in the Mountain Bike Park, as presented.
Motion by Brian Burnett, 2™ by Lisa Miles

24 in favor, 0 opposed, 4 abstaining

Motion carries

Agenda Item LUC 2110-06: Girdwood Community Land Trust request for LUC recommendation for a GBOS Resolution of support for
grant applications for the Girdwood Community Land Trust. (ltem moved to Old Business due to time sensitive RurAl. CAP grant

application cycle).(GCLT, Krystal Hoke)
Item is moved to Old Business during the meeting as a grant opportunity with RurAL CAP has just been announced and
the application deadline is prior to the next LUC meeting. (Motion by Krystal Hoke, 2" by Jerry Fox, group assent, no

formal vote).

RurAL CAP grant offers funding for community gardens and other sustainability projects. The current grant is focused on
planting fruit trees in rural areas. Group discusses location for this, process is in GCLT hands to pursue change of code to
allow community gardening on public land. Girdwood Community Land Trust has identified private land that would allow

for such use.

Motion:

Land Use Committee moves to recommend a GBOS Resolution of Support for RurAL Cap grant application by the
Girdwood Community Land Trust.

Motion by Krystal Hoke, 2" by Ron Tenny

26 in favor, 0 opposed, 3 abstaining

Motion carries

New Business:
Agenda ltem LUC 2110-04: Initial presentation of Glacier City Center, proposed mixed use development located off Hightower Road

immediately north of the Post Office. Group will be seeking LUC recommendation for GBOS Resolution of Support for Development
Master Plan. this meeting will also serve as the community meeting as required by AMC 21.03.020C. (Marco Zaccaro, presenting).
Location is between the Post Office and Creekside apartments. Nate and Liz Ellis are working with the Demains on this project, which is
mixed use multi-family. Original project on this location was proposed in 2006 however was dropped prior to ground breaking.

Residential part of project is 10 townhouses in 2 buildings at the west side of the lot, backing up on California Creek setback, 100’ from
the creek. Set up is bottom floor garage, 2™ floor living area, 3™ floor bedrooms. Possible that there may be covenants regarding

nightly rental, to encourage longer minimum stay.

Commercial part of the project is a single separate building envisioned to hold a coffee shop, distillery, sandwich shop. These will have
south facing windows and outdoor space as possible. Development of this is on the Southeast corner of the lot, facing south toward the

2
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back of the Post Office. This provides separation of the housing and commercial elements, and also keeps those separate from other

residential development in the area.
Concepts for both residential and commercial buildings includes solar panels.

Project requires a Development Master Plan, which means that as long as the project meets or exceeds the underlying design
standards, the architect can create their own standards. This was the case with the Nordic Spa as well. Areas that they will pursue that
is different than existing code are:
e Mixed use code specifies lower level to be commercial use and upper levels residential in the same building. Separating these
uses seems beneficial both to the commercial entities and to the residential owners.
o Increase roof overhang from 2’ to 4’ to allow more overhead coverage for pedestrians using the sidewalk
e Less incline of roof pitch to eliminate unintended roof avalanches. The pitch of this roof is similar to that of the new clinic
design and currently under construction nearby.

Public discussion:

Developers hope to sell condos to local families but there are no planned restrictions.

Price point is currently not known.

Impact to Tiny Creek/California Creek — staying out of the setback, no impact.

Goal is to break ground summer 2022.

Request not to use bump-outs on road. These are difficult for plowing and melt/drainage. Request tie into existing drain system around

Town Square.

Concept will be presented at GBOS next week as well, then project packet will be submitted to Planning, it is expected to return to local
public process for review and vote in January 2022.

Agenda Item LUC 2110-05: Initial Presentation of Alyeska Employee Housing Il, proposed for Tract B, Alyeska Prince Addition on
Northface Road immediately west of Hotel Alyeska, east of existing Employee Housing. Group will be seeking LUC recommendation
for GBOS Resolution of Support for Development Master Plan. This meeting will also serve as the community meeting as required by
AMC 21.03.020C. (Connor Scher, presenting)

This project was part of the Nordic Spa concept as there will be need for housing of new employees. Adjacent to the current employee
housing, this project will push back existing vegetative buffer into the area used for storage currently. Footprint of this building is similar
to that of the existing employee housing. It is 3 floors tall and will be apartment style, not dormitory style. Goal for this housing is mid-
management, long term housing, possibly families. Total of 58 units in 1 building, compared to 24 units in 3 buildings. No additional
parking will be needed as there is a surplus of parking currently as established in parking study performed for the Nordic Spa, Arlberg
Rd was developed for this amount of traffic, no road upgrades are needed. Project will be able to tie into existing utility infrastructure, no
additional lines are required.

No negative impacts to the MOA are anticipated. Positive impacts are additional housing, ability to retain long term employees to join
the community. Transportation options with intermodal options (tie in to trails for non-motorized access for recreation and other uses).
Possible that a play area may be included, this depends on study of expected user group.

This project also requires Development Master Plan. Anticipate Planning and Zoning review in February 2022.

Public discussion:
58 units compared to 24 is denser than existing employee housing.
Encourage resort to consider green options to offset construction impact.

Agenda Item LUC 2110-08: HLB request for LUC Recommendation to GBOS Resolution of Support for Rezone of approximately 6.6
acres from GIP (Institutions & Parks) to GR3 (Residential), located within Tract B, Girdwood Elementary School Subdivision (Plat 85-

38).(Shelley Rowton, HLB)

Rezone of GIP to GR# to allow for attainable housing development in these two areas. One is within the Holtan Hills, accessed from the
existing water road, other is parcel accessed off Crow Creek Road. Buildable acreage is about 1.1 acre in Holtan Hills and 2.25 acres

off Crow Creek Rd.

This project will be presented at GBOS this week and 2™ presentation next month at LUC and GBOS.

Public Discussion:
Add Athabascan Trail and lditarod Trail to mapping.
Concern of proximity to school and concern for possible expansion of school if population increases. — School district owns other

parcels to the south and east of existing building.
Has school district been approached about this development? This is not a requirement of rezone.
Possible to replace land that is rezoned from GIP to other location? This is not a requirement of rezone.

Request for GBOS/LUC Joint Meeting (1 of 2 completed in 2021): Held April 29, 2021

Adjourn 9:37PM
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Municipality
of
Anchorage

P.O Box 390 GIRDIWOOD VALLEY SERVICE AREA BOARD OF SUPERVISORS
Girdwood. Alaska 99587 Mike Edgington & Briana Sullivan. Co-Chairs
bitp:/ [www.pini.org/ obos Jennifer Wingard, Amanda Sassi. Guy Wade

David Bronson, Mayor
October 18, 2021
GBOS Regular Meeting
Minutes Final
7:00 p.m. via Microsoft Teams

The Girdwood Board of Supervisors, its committees, and subcommittees are subject to the Alaska Open Meetings Act
as found in Alaska Statute 44.62.310 and Anchorage Municipal Codel.25 - Public Meetings.

The Girdwood Board of Supervisors operates under the Girdwood Public Meetings Standards of Conduct.

Call to Order 7:00 p.m. Briana Sullivan, Co-Chair

Roll Call: Attending are Briana Sullivan (BS), Mike Edgington (ME), Jennifer Wingard (JW), Amanda Sassi (AS)

Guy Wade is excused

Disclosures:

Briana Sullivan is supporter of Bikewood (#6) No substantial conflict determined

Mike Edgington is also a supporter of Bikewood (#6) and occasionally works for Z Architects (#10, #11). No
substantial conflict determined.

Amanda Sassi is former volunteer with Girdwood Fire Dept (#5). No substantial conflict.

Prior to discussion of liquor licenses, Amanda also discloses that she works for Alyeska Resort. Group votes (3-0) on
nature of this conflict finding it to be substantial enough to require her abstention from the discussion and vote on

license renewals.

Agenda Revisions and Approval

October 18 2021 meeting agenda approved ME/JW 4-0
Amended topic # 12 to make this topic generally supporting community garden grants ME/JW 4-0
September 20 2021 GBOS Regular meeting minutes approved ME/JW 4-0

Introductions, Presentations and Reports:
1. Legislative Report

Sen. Roger Holland - No report
Rep. James Kaufman, staff Matthew Harvey provides update. Working with Legislative Legal Dept to
understand the Economic Development Tax exemptions mismatch of state law and municipal code that Mike
Edgington has brought forward. IT would be good to get this to the legislature in January to address.
Currently in Special Session #4, with the following items to be addressed: supplemental permanent fund
dividend; revision of PFD formula consideration; appropriation limits; new revenue sources.
Rep Kaufman website: Representative James Kaufman - House District 28 - Alaska (akrepkaufman.com)
To contact Rep Kaufman and his staff: Representative.James.Kaufman@akleg.gov

Assembly members J. Weddleton, S. LaFrance: John Weddleton reports that Assembly is working on 2022
budget currently, encourages public to review and provide input. Townhall on WED 6PM at the Wilda Marston
Theater regarding homelessness. Mask Emergency Ordinance passed by Assembly after Mayor vetoed it
originally. This expires after 60 days. Original Mask Ordinance is still on the table. There has been a lot of
testimony on this in person and via email/comment form to the assembly.

GBOS Meeting Agendas and minutes are available on line: http://www.muni.org/gbos
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Motion:

GBOS moves to encumber $60,088 from the GVSA Roads Capital account to complete engineering, design,
permitting and construction support by HDR of fish passages to be rebuilt at Alyeska Creek on Mt. Hood Dr.
and Davos Rd and at Moose Creek at Lake Tahoe Rd.

Motion by Mike Edgington, 2" by Jennifer Wingard

4 in favor, 0 opposed in roll call vote

Motion carries

NEW BUSINESS:
10. Agenda ltem LUC 2110-04: Initial presentation of Glacier City Center, proposed mixed use development located off Hightower

11.

12.

13.

Road immediately north of the Post Office. Group will be seeking GBOS Resolution of Support for Development Master Plan.
(Marco Zaccaro, presenting).

Updated meeting packet has majority of the presentation. Plan is for 10 condo units in 2 buildings along the California Creek
side of the lot. Corner near the post office will have commercial building that holds distillery, coffee shop and sandwich shop,
with upstairs space for events. Ellis Family has acquired the property from the Demains and plan to build a mixed use project
that will benefit the community through additional housing, meeting and social space.

Development Master Plan will deviate from existing code requirements as long as the project meets or exceeds the existing
standards/code. 3 areas that will differ from code in the GC8 zoning area are: horizontal rather than vertical mixed use; deeper
overhangs of roof, which will protect sidewalks/pedestrians; shallower roof pitch, which is also safer for pedestrians than steep

pitch.

This item will be sent to the MOA for review, and will return to LUC and GBOS once that review is complete and prior to
Planning and Zoning hearing. Group plans to begin construction in summer, 2022

Group discusses parking. Itis noted that parking at Post Office is now more full because of clinic construction. Staff are likely to
park offsite of clinic after construction is complete as well. No direct crosswalk is currently in place from this lot to the bike path.
Bike path is across the street, access currently is either at the Post Office or Creekside. Question if Post Office can
accommodate need for more PO Boxes related to various proposed housing developments.

Agenda Item LUC 2110-05: Initial Presentation of Alyeska Employee Housing I, proposed for Tract B, Alyeska Prince
Addition on Northface Road immediately west of Hotel Alyeska, east of existing Employee Housing. Group will be seeking
GBOS Resolution of Support for Development Master Plan. (Connor Scher, presenting)

Updated meeting packet has most of the presentation. Plan is for 56 units on 3 floor development, mostly 1 bedroom and
studio apartment style living in similar footprint as existing Alyeska Employee housing, which is more dormitory style. Surplus of
parking already, no need to provide more. Square footage of secure storage areas exceeds amount needed, although
configuration is different that what is outlined in code.

This project also is working through Development Master Plan. Areas that differ from existing code include appearance, need
for kids play space (as demographic is not likely to have kids), and walkways to access existing paths, onsite storage
configuration. Project will return to LUC and GBOS for action once MOA review is complete and prior to Planning and Zoning
hearing. Group plans to begin construction in summer 2022.

Motion:

GBOS moves to extend meeting to 10:30PM.
Motion by Mike Edgington, 29 by Jennifer Wingard
4-0 motion carries

Agenda Item LUC 2110-06: Girdwood Community Land Trust request for GBOS Resolution of Support for Grant Applications

related to community gardens by Girdwood Community Land Trust (GLCT, Krystal Hoke)
GCLT originally was working on RurAL CAP grant with imminent deadline, however that grant is not available for Girdwood
projects. Now seeking a more general Resolution of Support to include with grant applications related to community gardens.

Agenda Item LUC 2110-08: HLB request for GBOS Resolution of Support for Rezone of approximately 6.6 acres from GIP
(Institutions & Parks) to GR3 (Residential), located within Tract B, Girdwood Elementary School Subdivision (Plat 85-38).
James Winegarner, Acting MOA Real Estate/HLB Director, presenting.

Rezone request is for the acreage to be removed from Girdwood Institutions and Parks (GIP) and rezoned as GR3, which
allows for single family homes. Plan is for this area to provide for Girdwood residential housing. School enrollment is at 76% of
capacity, ASD has no plans to expand Girdwood School in the foreseeable future, or to add a high school within Girdwood.

Concerns expressed are:

Proximity of the proposed development to the Athabascan Trail and Iditarod Trail. The Athabascan Trail is within school
property. Although not removed by the development, the Athabascan trail could be impacted by nearby development.
A buffer is requested to maintain the character of the trail.
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Home  Residents

2\ MUNICIPATETY OF

) ANCHORAGE

Businesses  Gowernment  Visitors  Departments  Public Safety

Departments > Finance > Property Appraisal > New Search > results

Show Parcel on Map

Public Inquiry Parcel Details

PARCEL: ©75-031-41-000 01/61 Commercial Vacant Land 12/@3/21
GLACIER CITY DEVELOPMENT LLC GIRDWOOD ELEMENTARY SCHOOL
TR E3
625 Highlander Cir
Anchorage AK 99518 0800 Site
Lot Size: 65,512 ---Date Changed--- ----Deed Changed---- GRW: PIWt
Zone : GC8 Owner : @07/15/21 Stateid: 2021 0031629
Tax Dist: @e4 Address: 07/15/21 Date : 06/02/21
Grid : SE4715 Hra # Plat : 950035
GRW: PIWC REF #: ©6/@9/95 ©75-031-31-000
ASSESSMENT HISTORY
---Land-- --Building- ---Total---
Appraised Val 2619: 424,100 %] 424,100
Appraised Val 2020: 432,900 e 432,960  --Exemption---
Appraised Val 2021: 441,700 [} 441,700  ----- Type-----
Exempt Value 2021: ] (%] 2]
State Exempt 2021: 0
Resid Exempt 2021: e
Taxable Value 2021: 441,700
Liv Units: @@@ Common Area: Leasehold: Insp Dt: ©8/19 Land Only
s

Feedback E-mail: wwfipa@muni.org
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Notes from Development Master Plan Pre-Application Conference

Girdwood Mixed Use Development
November 3, 2021

Review from the Concept Meeting

The microdistillery would be allowed by-right without a conditional use permit. If the square
footage of the microdistillery is over 2,000 square feet, additional site plan review would be
required (see discussion under Current Planning).

Discussed the setback from California Creek during the concept meeting; since then, the
ordinary high-water mark had been surveyed.

The proposed design of the townhouses is a residential garage on the first floor with residential
living space above. Title 21 requires second-story residences to be above a commercial ground
floor use within the gC-8 District. An approved development master plan calling out the
proposed design as varying from Title 21 would allow for the residential garages to be on the
first floor with living space above.

Marco {Z Architects) added some thoughts on the proposed design: Wanted the residences on
the west side and the commercial space on the south side. The proposed site plan does not
impede views from residential buildings on neighboring properties. The commercial building
abides with Girdwood commercial guidelines and parking is centralized. The parking strategy
uses a two-way driveway with a hammerhead turnaround for fire safety and takes advantage of
several parking reductions.

Nathan (petitioner) added that the project has a huge amount of public support. The project will
improve both the need for housing and need for commercial gathering space in Girdwood.
Municipal staff asked for clarification on proposed Building B that is also marked as a snow
storage location. The petitioner clarified that there are not definitive plans for Building B yet and
its construction would likely be 4 years out. It would likely have a commercial use. The area of
proposed Building B is needed for snow storage, but may not be in the future if they are able to
reduce required parking spaces. Another option allowed in Girdwood could be truck snow off
the site. Municipal staff recommended removing the markings for proposed Building B since it is
not part of the current proposed site layout; having it there may lead to confusion since you
would need to show enough parking for Building B.

Current Planning

Current Planning asked about the size of the microdistillery. If the microdistillery is under 2,000
square feet it is permitted by-right. An administrative site plan review is required for a
microdistillery between 2,000 to 4,000 square feet. If an administrative site plan review is
required, this could possibly be incorporated into the development master plan—talk to
Planning staff if this will end up being a requirement for a distillery of over 2,000 square feet in
size. Contact Francis with additional questions on the Alcohol SLUP.

Alcohol SLUP separation distances: okay for distance to Girdwood Elementary parcel because
there is no separation distance requirement for a microdistillery classified as a bar.

pg. 1
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Current Planning asked about the event space use. The petitioner replied that it would be an
extension of the bar/brewpub. Current Planning agreed the intend use fell under the
bar/brewpub use and did not meet the definition of a club/lodge/meeting hall or a restaurant.
Dave commented on the three parking stalls nearest the residential area. It looks like you may
not have turning maneuver for that without the fire lane being built. Coordinate with Traffic on
this. Traffic added that 24-feet would be adequate and to include dimensions on the site plan as
it does look tight. It looks like those 3 space would be for visitor parking and they should be
parked as such.

Remove the note showing snow storage in the fire lane.

Consider plan north vs. true north in explaining projects (not a requirement; just consider in
explaining the project to Commissioners since often they assume plan north is true north).
Ensure scale bar is accurate in application submittal.

The intent in Title 21 for the gC-8 District includes a human scale and strong relationship to the
street; ensure you address the zoning district intent in the application.

Ensure there are pedestrian connections within the parking lot for people to cross and roofed
entrances; understand that a walkway across all driveways for townhouses does not make sense
— still need pedestrian connection from the townhouses to the mixed use development.

Long Range Planning

Private

Consider improving street frontage and connection to the street.

Review the description for the town center in the Girdwood Area Plan.

Also review the Girdwood South Townsite Master Plan, and the Girdwood Commercial Areas and
Transportation Master Plan.

Development

Development Services confirmed no required improvements in California Creek right-of-way and
petitioner confirmed no plan for improvements in California Creek right-of-way.

Curb, gutter, and sidewalk will be required along the full property frontage along Hightower
Road.

Discussion on drainage: There is a ditch on west side of Hightower Road. When that is filled in
for the sidewalk, drainage will push into the curb line and the curb line is funky because of the
driveways and curb bumps. There is an existing storm drain to that you can tie into. Drainage is
coming south in the ditch. The drainage will need to go somewhere and will need to be diverted;
cannot block drainage with the new sidewalk. Could it be taken down California Creek Way
towards California Creek? Discussed and that is unlikely. Road drainage as well as parking lot
drainage will have to be accommodated; the curb line is tricky. Chris Burt on the petitioner’s
team will address drainage. Could potentially have an inlet between the driveways with ditches
on the other side of the sidewalk. Town center areas have 11-foot lanes, so 22 feet of pavement
excluding shoulders for the roads. Drainage plan is still being developed.

Discussion on curb and gutter: Rolled curb or no curb is the petitioners’ preference. No curb is
not an option; curb and gutter must be provided. Municipal staff to have follow-up discussion
on curb requirements. WMS interested in curb follow-up discussion as it relates to drainage.
21.09 requires barrier curb in the commercial town site. Petitioner stated rolled curb is easier to
maintain and variances from Title 21 may be requested with the development master plan.

pg. 2
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Discussion on lighting: See that the street lighting stops at the post office and then picks up
north of the site towards Girdwood Elementary. Will leave to Traffic to determine street lighting
requirements. Municipal staff to have follow-up discussion on lighting requirements.

Separate internal meeting held (see comments at end of notes} to clarify guidance on drainage,
curb and gutter, parking, and lighting.

Traffic Engineering

Two driveways are allowed if they are separated by 20 feet and they will improve site
circulation. The proposed layout seems to meet those requirements.

ADA parking is sharing an aisle.

Confirmed on diagram the parking and land banking is shown in the right-of-way for California
Creek. This is an issue because land banking is for developed rights-of-way.

Confirmed the proposed parking spaces are outside of required setbacks.

Marco flashed parking reduction draft document on screen, which was later shared with Traffic
Engineering for initial review.

A separate discussion is necessary for the parking reductions. Make sure you are able to get the
parking reductions before the Municipality reviews the site plan. It would make permitting go
more smoothly to do that. Reductions are approvable by the Traffic Engineer and Planning
Director. The new Municipal Traffic Engineer is Brad Coy.

There is not residential office support for the townhouses for parking space considerations.

If there is rolled curb, it should be detached from the sidewalk. If there is barrier curb, then it
can have attached sidewalk.

Girdwood Service Area Manager

Tying into existing drainage system that is working in Town Square is preferable.
The undeveloped right-of-way is important for snow storage.

Watershed Management

Most of the site is within the 500-year floodplain. There are no municipal requirements for the
500-year floodplain, so this would be an advisory comment. In general, flood maps in Girdwood
are out of date, so an area within the 500-year floodplain may have a greater chance to be
mapped more restrictively in the future. That mapping change is probably out of the timeframe
for this project. Be aware that different lending institutions have different constraints in case
the 500-year floodplain would potentially affecting funding.

Building A is outside of the 100-year floodplain. The northeast corner of proposed future
Building B might be within the 100-year floodplain.

Jeff Urbanus will share a flood map for Girdwood made by HDR a few years ago.

Setbacks should be based upon the most recent 2021 survey marking ordinary high water and
not the 2006 survey; show that clearly on submitted maps. Communicate with Kyle Cunningham
if necessary.

The back side of the townhouses are really close to the riparian edge zone. The riparian edge
zone must not be disturbed during construction.

pg. 3
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e Decks, not to exceed 500 square feet, can overhang into the riparian edge zone. There may be
multiple 500 square-foot decks and up to half of the riparian edge setback area.

e T&E utilities can be within the riparian edge zone. Marcus confirmed the lines are underground
and would remain underground.

e Support design showing no basements for this site.

Fire, AWWU, State of Alaska DOT&PF
Not present.

Additional post-meeting comments from municipal staff:

e General:

o Development Master Plan must specifically call out any proposed variances from Title

21 code requirements.
e Lighting:

o Hightower Road is classified as a collector roadway in the OS&HP. This parcel also fronts
a portion of Hightower Road that would meet Girdwood “Town Site Commercial Area
Streets”. Petitioner should expect that additional street lighting will be required with the
development. The fixture type and quantity will require submittal from electrical
engineering showing that minimum standards of Chapter 5 of the DCM are met for
roadway and pedestrian safety parameters.

o A map of existing streetlights is available here:
https://muniorg.maps.arcgis.com/apps/webappviewei/index.;. . mI?id=4d15f7b65cdb4d
dc930ad1feb6f40758

e On-site parking:

o The petitioner needs to provide parking calculations for all uses on the site.

o The preliminary site plan shows Building B. If this remains, then calculations will be
required based on retail use per AMC Chapter 7.

o There are no calculations supplied for the proposed residential uses, but it appears that
adequate parking may be provided for that use. Designate guest parking spaces on the
plans.

o Parking requirements will go down slightly since petitioner was using restaurant use
requirements for initial parking calculations.

o Provide turning radii for Fire Department review.

e Parking reductions:

o Petitioner needs to set up a meeting that includes both Traffic Engineering and Planning
staff, to include both Planning Director and Traffic Engineer.

o Traffic Engineering had the following comments on draft proposed reductions in a
document sent to them for review:

= The percentage reductions are multiplicative and not additive. For example,
0.9*0.95=0.885 reduction.

= F.8: Use adjacent to Transit. Petitioner needs to provide information that there
is an active bus stop with 800 feet of the property. Since Glacier Transit is not a
municipal bus route, the bus stop information needs to be provided for
determination. (5%)

pg. 4
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= F.10. Transit Pass Benefits: Is the Girdwood shuttle free? How do we grant
transit pass benefits for a free shuttle? (10%) There may be a precedent to grant
this reduction from Girdwood Brewery.

= F.12. Land Banking: Proposed area of land banking is in the municipal right-of-
way. Land banking in the right-of-way is not allowed since the property is not
owned by the petitioner. If this parking were needed in the future, then
California Creek Way would be required to be developed.

= F.16.D Shared parking within 800 feet. The site plan does not show any other
use that they would be sharing with at this time. This would also only be eligible
if the adjacent shared use had parking in excess of their needs. (Not applicable
to this development)

»  F.21. Small Parking Spaces for Employee Parking. The current site plan shows
full-size spaces. This reduction only allows for 20% of required parking to be
narrower in width. This does not appear to be applicable at this time. It also
does not reduce any number of required spaces, just the space size.

= F.22. Bicycle Parking. Petitioner will be required to show the 12 proposed
bicycle spaces on drawings that meet standards in 21.07.060 F.15

= 21.09.070 L.2 Girdwood Specific Parking Regulations. Petitioner needs to
identify the spaces that are within 600 feet of the property that they propose to
use.

e Curband gutter:

o}
[e]

e}

Curb and gutter is required per 21.09.070F 4.b.

The curb bulbs will be problematic for drainage. Recommend getting rid of parking bulbs
for the bays on Hightower Road and straightening the curb line.

There is no rolled curb in the existing developed areas of the Girdwood town square
area. All of it is barrier {vertical) curb. Municipality would like Hightower Road to have
vertical curb to match existing development in the Girdwood town center and to meet
intent of gC-8 District.

Vertical barrier curb is okay with Girdwood Service Area Manager for maintenance if the
curb bump out bulbs in the design along Hightower Road are removed to create a
straight curb line.

Traffic Engineering okay if sidewalks are attached to back of vertical curb (but must not
be attached for rolled curb).

Vertical curb will direct runoff better.

e Drainage issues:

(o]
o]

Use existing town square drainage system.

Tie into existing storm drain system to beehive and send to inlet. There is no ditch
leading to iniet; it ends at the post office.

On-site drainage treatment: need to show swales or other LID.

Undeveloped right-of-way important for snow storage.

pg. 5
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WMS Archive File Name:

WMS WATERCOURSE MAPPING SUMMARY
eme VAL AR UVRSE MAPVING SUMMARY

Per the requirements for watercourse verification outlined in Project Management and Engineering
Operating Policy and Procedure #8 and Planning Department Operating Policy and Procedure #1
(effective June 18, 2007), MOA Watershed Management Services has inspected the following
location for the presence or absence of stream channels or other watercourses, as defined in
Anchorage Municipal Code (21.35).

e Project Case Number or Subdivision Name:

s — ]
¢ Project Location, Tax ID, or Legal Description: Cf?;\; @ Lﬂ fé&/’ 30 // 40 1/ L{ 3

® Project Area (if different from the entire parcel or subdivision):

In accordance with the requirements and methods identified, WMS verifies that this parcel, project
area, or application:

DOES NOT contain stream channels and/or drainageways, as identified in WMS field or
8 archival mapping information.*

\ N DOES contain stream channels and/or drainageways AND these are located and identified
’ on submittal documents in general congruence with WMS field and archival mapping
information.

New or additional mapping IS NOT REQUIRED.*

Contains stream channels and/or drainageways BUT one or more streams or other

watercourses:

e are NOT shown on submittal documents, or

© are NOT depicted adequately on submittal documents for verification, or

¢ are VOT located or identified on submittal documents in general congruence with
WMS field and archival mapping information.

New or additional mapping IS REQUIRED and must be re-submitted Jor further review

and verification. *

Presence of stream channels and/or drainageways is unknown AND field verification is
not possible at this time. WMS will verify as soon as conditions and prioritized resources
allow.

* Streams omitted in error by WMS or others remain subject to MOA Code and must be shown in new mapping
upon identification of the error.

ADDITIONAL INFORMATION:
oy ON WMS written drainage recommendations are available. OPreliminary  OFinal
0Y ON WMS written field inspection report or map is available. OPreliminary OFinal
0y ON Field flagging and/or map-grade GPS data is available,
Inspection Certified By: - /] Date:
N ¢ /> | /f’
e :’m ST T : | \ i

- — \
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DRAINAGE PROJECT NOTIFICATION AND WMS MAPPING REQUEST

Applicant Name* Nﬂ“\eh E“\S Coutact Information* na“‘e“ L\q @amm‘ \ com

(Phone and email)

Mailing Address* PO Box 274 Gifdwm‘}v A n587
Property Description* CGY“\’“BVCW\\ qo‘m“\» LO\Y\Ol; Lo*

(subdivision, lot(s), and block)

Plat/Grid Nomber G‘ﬁ&: SEH7 15/?\0&“ 1450035 |MOA Assessor's Office 075— ~ 03\ - 4\i-000

Property Identification Number?*

MOA Case Number(s)
(Indicate which provided)
' Crossing: [
Project Category* Single-Lot Residential: [JClass1A  [JClass 1B [J Cless1C ] Class iD
{Check one) Small: ] Simple 3 Complex
Large: [ Simple M Complex

Parcel Physien Location® ol Drive Norda o0 Aska Wighuiay, dake \eft an Highdawer K3, the property is

(Driving directions, roads, eic)
S-O-H e [ep\: ( ig\n\'

Requested Services* Post K
] Review watercourse mapping GQ&CY Ve Fos .

Flag stream features on-site

Notify prior to site visit

Attempt to notify will be made using the contact information provided; however, pre-visit contact or
scheduling for applicant presence cannot be guaranteed

O §§cial 1eview services requested

i
Requested completion date: As sin o5 passivle 1 o/ I(%rcfen'ed completion date)
No later than completion date: __§8/20/2) (Later completion may incu significant project delay)
Dates and service availability cannot be guaranteed Scheduling is based on Planning Department priozities, request
receipt order, and seasonal constraints (at minimum, mapping review requires channels to be free of snow and ice)

* Requited Information

Attachments:‘”&i\’e - p\&hS ?{CY’\OUS\B %bbm)f)rco\

. Draft map of known watercoutses showing all streams and major drainageways entering, crossing o1 exiting the
project, and the location(s) of downstream 1eceiving waters.

J Preliminary post-development site map
] Threshold calculation (requited for Single-Lot Residential and Small Projects only)
] Tabulation of pre- and post-development landcover (required for Small and Large Projects only)

Certification:

By signature below, I certify that I am legally entitled to authorize the requested services and that the attachments provided
are complete and accurate representations of known site conditions and project plans. I further authorize Municipality of
Anchorage (MOA) personnel to access the referenced site on foot for the purposes of identifying and / o mapping drainage

features.

This form and its attachments constitute my notice to the MOA that I am developing plans for a drainage project or platting
action and will be submitting a report of existing or proposed drainage conditions. I understand that all drainage projects are
governed by the MOA Project Management and Engineering Design Criteria Manual, the MOA Drainage Design Guidelines,

the Anchorage Municipal Code, gnd other state and federal regulations and permits

Date

Signed
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JJARCHITECTS uc

commerclal - planning - Interiors - residential

GLACIER CITY CENTER

Marco Zaccaro
PO Box 842
Girdwood, AK 99587

(907) 783-1090
(907) 783-1095 fax

zarchitects@alaska.net

Design, Permitting, and Construction Timeline rev. 12/20/21

Iltems in green are completed.

Items in blue are proposed design/progress meeting dates
Items in black are in process or to be done.

Project Schedule
= May 6, 2021
5 May 11,
= May 25,
= May 26,
= June 1,
= June 2,
= June 3,
= June 20,
= June 20,
= June 29,
= July 6,
= July 8,
= July 9,
= July 12,
= July 27,
= July 30,
= August 5,
= August9,
= August 20,
= August 25,

Initial Site Visit

Start programming effort

Finish Zoning Analysis.

GCC Client Meeting - programming and stacked condo
concept, Design Review with client.

Received program info from client.

Change condo buildings to townhouse.

Start townhouse footprint studies site plan.

Completed first pass concept design for Building A.
Preliminary parking analysis completed.

GCC Meeting — Review site plan concepts and Building
A concept design.

Start addressing stream setback ordinance change on
GCC site plan.

Received old stream edge AutoCAD drawing from
surveyor.

Finish site plan D addressing new stream setback and
taking advantage of vacating stream plat note.

MOA design concept meeting narrative completed.
GCC Meeting — MOA Planning Department design
concept meeting.

MOA determination received regarding residential uses
on first floor, distillery, and new stream setback
ordinance.

Informal permitting discussion with Mike Edgington
Start Development Master Plan.

Building A code analysis (partial).

GCC stream edge mapping — MOA Watershed
Management and F.R. Bell survey of mapping
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September 3,

September 14,

September 14,

September 14,

September 20,

September 20,

September 30,

October 1,

October 11,

October 11,

October 18,

November 3,

November 4-15,

November 4,

December 20, 2021

3D Massing model for building A due for client review
and comment.

Stream edge survey document due from F.R. Bell.

3D Townhouse massing model due for client review and
comment.

3D Concept Design Review Meeting; Attendees: Marco,
Nathen, and Liz. Review project schedule.

Deadline for notice of community meeting to be sent out
per AMC 21.03.020.C 4

15% 3D Conceptual site model with building
massing models submittal for client review and
comment.

Owner comments regarding concept site and building
3D models due.

Start Architectural 35% Schematic Design phase.

35% Architectural Design Review Meeting and
submittal: Site, Building A and Townhouses:
Aftendees: Marco, Nathen, and Liz.

Girdwood Land Use Committee first presentation. This
will serve as the Community meeting as required by
AMC 21.03.020.C.2.a.vi

Girdwood Board of Supervisors first presentation.

MOA Planning Department Pre-Application conference.

Sent: DMP engineering assistance RFP’s:
Landscape Architect, Site Electrical, and Civil RFP for
entire project. requested separate fee for Development

Master Plan Component.
Requested fee for building A mechanical to 15% for civil

assistance.

Sent: Structural engineering RFP for townhouses.
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November 5,

November 5,

November 9,

November 9-16,

November 8-17,

November 11,

November 19,

November 19,

November 22,

November 22,

November 30,
December 2,

December 5,

December 6,

December 13,

December 20, 2021

State Fire Marshal determination that townhouses will
require stamped M&E drawings.

Sent: Mechanical and Electrical RFP for townhouses.

Received preapplication meeting notes from MOA
planning department.

Received: Landscape Architect, and Civil proposals for
DMP.

Received: Structural, Mechanical, and Electrical
Engineering proposals for townhouses. Site electrical
engineering for Development Master Plan.

Client — Contractor initial constructability meeting.

N.T.P.: 35% Civil, electrical and Landscape site design
for DMP.

N.T.P.: 35% Electrical, and Structural design for
Townhouses.

N.T.P. Mechanical Design for Townhouses.

Resume electrical line reroute effort based on surveyed
riparian zone edge.

Plan review meeting with MOA traffic engineer.
Electrical easement reroute proposal from CEA.

35% Design Submittal for Development Master Plan:
Architectural, Civil, Landscape and Site Lighting Plan as
required for MOA ‘Development Master Plan’.

Submit ‘Development Master Plan’ to MOA planning
department. Cut-off date for February 14 Planning and
Zoning Hearing.

35% Townhouse Schematic Design Submittal:
Architectural and Structural.
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December 21,
December 23,

January 4,

January 10,

January 17,

January 31,

January 31,

February 7,

February 14,

March 4,

March 7

March 14,

December 20, 2021
End of MOA completeness check.
DMP application sent to GBOS/LUC.

35% Townhouse Schematic Design Submittal:
Mechanical and Electrical. 35% electrical Site plan and
mechanical assist civil in sizing utilities to building A.

Girdwood LUC hearing. Cannot hold in February as it
conflicts with the P&Z hearing. LUC will have application
but not staff report.

Girdwood GBOS hearing: request a resolution of
support.

End of MOA review period and MOA staff report sent.

65% Townhouse Design Development Submittal -
Architectural and Structural. These documents will
also respond to any MOA comments that have been
received.

65% Townhouse Schematic Design Submittal:
Mechanical and Electrical. 65% electrical Site plan.

Planning and Zoning Commission Hearing.
Development Master Plan approved. Date preliminary
pending publication of 2022 hearing dates.

Civil Documents Submittal:
o AWWU plan set and application for the water
and sewer to building A and townhouses
o 100% stamped drawings for water and sewer
to townhouses.
o Grading and drainage plan for the entire site.
o Townhouses Plot Plan

AWWU Water and Sewer Permit Application.

95% Townhouse Construction Documents and Land
Use Permit Submittal. All disciplines. LUP submittal
requires architectural plans, section, elevations, civil and
landscape permitting drawings
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March 21,
March 30,

April 1,

April 14,

May 1,

May 1-30
May 20,
May 30, 2022

May 30, 2023
June 14, 2023

December 20, 2021

Anticipated AWWU permit approval date.

Start deep utility installation — only requires an AWWU
permit.

100% Townhouse Construction Documents
Submittal. All disciplines. Submit townhouses to Alaska
DPS (state fire marshal) for full Plan Review (if required).
Date dependent on receipt of plot plan.

Anticipated MOA Land Use Permit approval date.

Start of migratory bird restrictions (no tree clearing
allowed after this date).

Typical load restriction period.
Anticipated Alaska DPS townhouses full approval.

Start site and townhouses construction, after load
restrictions lifted.

Finish major construction. Start FF&E.
Site and Townhouses competed.

Note: Building A construction schedule to be determined.
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Municipality
of
Anchorage

P.Q Box: 390

Girdwood, .Alaska 99587
blip:d £ v prnid.orgf shos Jemnifer Wingard, Amanda Sassi, Guy Wade

David Bronson, Mayor

Resolution 2022-01
Of the Girdwood Board of Supervisors
A RESOLUTION IN SUPPORT OF THE PROPOSED DEVELOPMENT MASTER PLAN FOR
GLACIER CITY CENTER

WHEREAS, Case #2022-0017 is slated for Planning and Zoning Commission hearing on Feb 14, 2022; and

WHEREAS, the architect and developer for the project have attended required LUC and GBOS meetings to
present the Development Master Plan for the Glacier City Center project to the community; and

WHEREAS, Development Master Plan approval is based on creation of design standards that meet or exceed
the existing code for this parcel, which is zoned gC-8 and sits between the town center/post office and existing
residential housing, creating a transition between commercial and residential use on Hightower Road.

WHEREAS, the majority of the multifaceted project presented to the community is in keeping with current
code, with the following design alternatives to code:

» Horizontal Mixed Use instead of Vertical Mixed Use: This change is favorable to the community as it
keeps the commercial area adjacent to the existing town commercial center on Hightower Road while
creating a more attractive private neighborhood atmosphere for the residences, away from the street and
adjacent to a greenbelt. This also allows for the ground floor level of the townhomes to be used for
garage space, which is needed in our climate.

¢ No continuous roofed public walkway at front of residences which are located away from the street edge
and in a private part of the site. A continuous roofed walkway attached to the residences front facade is
impractical and undesirable as these are private front yard spaces.

¢ A covered walkway with a 4’ overhang instead of exposed walkway and 2’ overhang along the south
wall of the commercial building. This change is favorable as it will manage snow and rain better and
will create a more pedestrian-friendly environment around the commercial building.

o Residential buildings are allowed to exceed the maximum front yard setback to make best use of the
large lot and the most desirable residential location.

* One wall of commercial building allowed to be longer than the 42° allowable by under code. This
change is acceptable as the wall faces away from the street and achieves the code intent through
architectural design: length of wall beyond 42’ is all glass and the building has a ‘see-through’ effect.

e Shallower roof pitch design. This change from code is favorable as it will hold the snow load and
alleviate snow clearing requirement and mitigate the hazard of snow shedding from the roof.
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WHEREAS, in response to neighbor concerns about noise from east deck on second floor of Building A (deck
facing Hightower Road) the project developer agrees to reduce the deck depth from 12 feet to 8 feet and limit its
use to between 8am and 8pm.

WHEREAS, the Girdwood Land Use Committee voted 10 in favor, 1 opposed and 9 abstaining at their January
10, 2022 meeting to recommend this Resolution of Support;
THEREFORE, the Girdwood Board of Supervisors supports the Development Master Plan as presented

Passed and approved by a vote of 4 to 0 this 17th day of January 2022.

:’ff"/t/;fiﬂf/'/f’
FlA L

Mike Edgington, GBOS Land Use Supervisor DATE  [/20/2]
{ i —
V\i/i\@\:\(é%wi( (L‘S
Attest -
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1/11/2022 2:58: 29 PM

| pphcant falled to dlSCIOS€ the deck on the east side of the commerc:al buuldmg durmg
any of the three public meetings. This deck is an extension of the events center and will
‘overlook Hightower Road. This deck represents the largest potential noise impact from
gthls development and the applicant failed to even mention it as part of the public
imeeting process. The construction vehicles being stored there and being utilized as
rearly at 6AM is already a disturbance. Having a micro distillery and an events center to
‘host large gatherings is not appropriate for an area that is mainly residential and also
‘having a micro distillery located so close to the school doesn&#39;t seem appropriate.
‘A sample for the future can be seen by looking to the Girdwood Brewing Company,
.where vehicles have their engines running and people are standing outside and sitting in
‘their vehicles socializing. They may close at 8PM but are they also going to disperse the
all the crowd at the 8PM mark?
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MUNICIPALITY OF ANCHORAGE

Development Services Department Private Development Section

Mayor Dave Bronson
MEMORANDUM
Comments to Planning and Zoning Commission Applications/Petitions

DATE:
E January 25, 2022 RECEIVED

TO: Elizabeth Appley, Senior Planner
JAN 2 5 2022

FROM: Judy Anunciacion, Private Development Engineer

. P\O\\r\ A
SUBJECT: PZC Case 2022-0017 BY: QAN

Case 2022-0017 — Review of Development Master Plan for Glacier City Center.

Roads: The subject parcels are bounded by the following rights-of-way:
¢ California Creek Way, to the north, is a class IA Commercial/Industrial Collector
e _Hightower Road, to the east, is a class IA Commercial/Industrial Collector

Peripheral and Access Improvements: The subject parcel is within the New Girdwood
Townsite Commercial Area.

¢ No improvements to California Creek Way are recommended at this time.

e As currently constructed Hightower Road does not meet current MOA standards
for Townsite Commercial Area Streets per AMC 21.09.070.F.4. The petitioner
shall construct barrier curb, gutter and an 8-foot sidewalk on the west side of

" Hightower Road, fully fronting and adjacent to the subject property.

e Prior to issuance of a Land Use permit for the proposed development the
Petitioner shall enter into an Improvement to Public Place (IPP) agreement with
Private Development for the required Hightower Road improvements.

Drainage:

The petitioner shall submit a comprehensive grading and drainage plan and storm water
management report in accordance with the Municipality of Anchorage Design Criteria
Manual Chapter 2 addressing the drainage on property and the adjacent rights of way.

Advisory Comment: .
The proposed development plan currently shows insufficient driveway separation.

Department Recommendations: Private Development recommends approval of the
proposed development plan for Glacier City Center subject to the above conditions.

Mailing Address: P.O. Box 196650 ¢ Anchorage, Alaska 99519-6650 e http://www.muni.org
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MEMORANDUM

DATE: January 24, 2022
TO: Dave Whitfield, Planning Manager, Planning Section, Planning Division
FROM: Alex Prosak, P.E., Civil Engineer lI, Planning Section, AWWU

RE: Zoning Case Comments RECTIVED
Hearing date: February 14, 2022
Agency Comments due: January 18, 2021 JAN 2 4 2022

AWWU has reviewed the materials and has the following comments.

2022-0013 P & M SUBDIVISION, TRACTS A, B, & C (PLAT 81-319), Request for Rezone
on three (3) parcels of land from CE-B-3 SL (Chugiak-Eagle River General
Business) District with Special Limitations to CE-B-3 (Chugiak-Eagle River
General Business) District, Grid SW0057

1. AWWU water and sewer are not available to these parcels.
2. AWWU has no objection to this rezone request.

GIRDWOOD ELEMENTARY SCHOOL SUBD, TRACT E3 (PLAT 95-35), Review
of Development Master Plan for Glacier City Center, Grid SE4715

1. AWWU water is not available to this tract.
2. AWWU sanitary sewer is available to this tract.
3. AWWU has no comments on this Development Master Plan.

2022-0018 BITTNER SUBDIVISION, BLOCK 3, LOT (PLAT P-102); BITTNER SUBDIVISION,
BLOCK 3, LOT 3A (PLAT 76-225); BITTNER SUBDIVISION, BLOCK 3, LOT 1A
(PLAT 2000-142); AND HANSEN SUBDIVISION, BLOCK 3, LOT 3A (PLAT 64-68),
Request to Rezone four (4) parcels of land from R-4 (Multifamily Residential)
and B-3 (General Business) Districts to B-3 (General Business) District, Grid
SW1529

1. AWWU water and sanitary sewer are available to these lots.
2. AWWU has no objection to this rezone request.

If you have any questions pertaining to public water or sewer, please call 786-5694 or
send an e-mail to alex.prosak@awwu.biz

Anchorage Water & Wastewater Utility {2




MUK .CIPALITY OF ANCHC AGE /!
Traffic Engineering Department RAH%%FIC

MEMORANDUM
DATE: January 12, 2022 RECITIVED

TO: Current Planning Division Supervisor. ‘
Planning Department JAN 18 2022

THRU: Kristen A. Langley, Traffic Safety Section Supervisor,
Traffic Engineering Department

FROM: Randy Ribble, Assistant Traffic Engineer

SUBJECT: 2022-0017 Review of the Development Master pian for Glacier City Center.

Traffic Engineering has reviewed the proposed development master plan for the Glacier City cen-
ter development. Traffic Engineering is recommending that the site plan be revised and resubmit-
ted for review and approval base on the following comments for compliance with AMC Title 21 and
Municipal Driveway Standards.

Hightower Road is classified as a 1A Collector roadway maintained by Municipality of Anchorage.
This site appears to be in the New Girdwood Townsite. The proposed development site plan ap-
pears to be deviating from the requirements of AMC 21.09.070 F 4. Townsite Commercial Area
Streets. The development plan proposes no off-site improvement to the existing infrastructure with
no justification on why proposed development complies with this section of code. Traffic Engineer-
ing recommends that appropriate variances be requested and approved or be require to provide
half street improvements to Hightower Road that would include placement of the sidewalk within
the municipal right of way as required by AMC 21.07 and 21.09. The side walk shown on the site
complies with pedestrian connection to the ROW standards. If this sidewalk is allowed to remain
as proposed, then connection back to Hightower Road will be required to be constructed at time of
development. Traffic Engineering is recommending installation of the sidewalk and extension of
existing curb and gutter along the property frontage. Additional information on existing street light-
ing levels needs to be provided to determine if additional street lighting will be required for the sec-
tion of Hightower Road that has frontage along this parcel.

Municipal Driveway Standards and AMC 21.09-12 allow the Traffic Engineering Department the
ability to limit the number of driveway connections to a classified roadway. Municipal Driveway
standards would require a minimum driveway separation of 50ft and table 21.09-12 reduces the
separation to 20 feet. Traffic Engineering is recommending that a single curb cut with maximum
width of 24 be provided to reduce conflict with both non-motorized and pedestrian crossing along
with the anticipated higher volume of Hightower road for both this and future proposed develop-
ment in the Girdwood Valley. Revise site plan reducing number of access points to Hightower

road.

Review of Sheet L1.0 appears to show some of the proposed required landscaping to be located
with the existing Municipal Right of Way. Revise site plan to remove any required landscaping
within Municipal ROW.




The development plan indicates that 96 parking spaces are required per Table 21.07-4. Sheet
AO0.5 shows that there are sufficient community parking spaces available to be eligible for a parking
reduction for the site. Traffic Engineering is requesting that a condition of approval for this pro-
posed development plan provide a recorded parking agreement with the Municipality.

The architectural and civil site plans provided in this application do not provide enough details to
complete review for compliance with AMC 21.07 design standards. Provide plans that show typi-
cal dimensions of driveways, circulation, and parking spaces. Provide grade information to deter-
mine compliance with parking lot, sidewalk, and pedestrian standards.

Revise existing electrical site plans to provide analysis to determine if 14-foot poles are sufficient to
provide lighting for exterior parking spaces for commercial portion of the development.

Provide adequate details that show compliance with the American with Disability Act to include
grade, dimensions, sighage, and striping.

Proposed location of Bicycle parking may not be compliant with AMC 21.07.090 K. Insufficient to

determine if there large enough square footage and is located with required distance from Main en-
try and not impact pedestrian pathway.

Traffic Engineering Comments 2022-0017.docx 1 22
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Kimmel, Corliss A.

From: McGee, Lynn M.
Sent: Thursday, December 30, 2021 1:43 PM
To: Blake, Lori A.; Kimmel, Corliss A.
Cc: Right of Way Requests
Subject: 2022-0013, 2022-0017, 2022-0018 Request for Reviewing Agency Comments
RIECZCTEIVED
All:
DEC 3¢ 2021

ROW has the following comments by case number:

2021-0013 ROW has no comment or objections on the proposed action.

2022-0017_ ROW has no comment or objections on the proposed action.

2022-0018 ROW has no comment or objections on the proposed action.
Regards,

Lynn McGee

Senior Plan Reviewer

Right of Way Section
lynn.mcgee@anchorageak.gov
Office: 343-8226

Fax: 249-7340

FANCWORIKSI

An enline fool for Anchorage
¥ N oy L )

s

From: Stewart, Gloria |. <gloria.stewart@anchorageak.gov>

Sent: Thursday, December 23, 2021 1:57 PM

Cc: Stewart, Gloria I. <gloria.stewart@anchorageak.gov>

Subject: 2022-0013, 2022-0017, 2022-0018 Request for Reviewing Agency Comments

Greetings all. Attached please find our Routing Cover Sheets for the above referenced cases scheduled as Public
Hearings before the Planning and Zoning Commission on 02/14/2022. Routing materials can be viewed by clicking on
any of the links below, scrolling to bottom of page and selecting “Reviewing Agency Routing” preceded by your case of
interest. PLEASE REMIT COMMENTS EITHER BY MAIL OR EMAIL AS FOLLOWS: by email to Corliss Kimmel & Lori Blake
(corliss.kimmel@anchorageak.gov & lori.blake@anchorageak.gov) or by USPS to the address listed in the upper right
hand corner of the Routing Cover Sheet.
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Kimmel, Corliss A.

From: Wilson, Karleen K.

Sent: Monday, December 27, 2021 1:01 PM RIELC AVED
To: Kimmel, Corliss A,; Blake, Lori A. _

Subject: FW: 2022-0017, Reviewing Agency Comments DEC 97 202
Attachments: 2022-0017 Routing Coversheet.pdf

Master Pan, Giacier City Center, Case 2022-0017

General Address Comment:

Address Posting will be required in two locations. One posting at driveway entrance off Hightower Rd showing range of
addresses, “House Number- House Number Hightower Rd” with minimum, 8 inch letters/numbers. Individual addresses
posted for each unit at the front door will also be required.

Regards,

Karleen Wilson

Addressing Official

907.343.8168 (desk)
907.343.8466 (shared Addressing)
Official Address Map

From: Stewart, Gloria I. <gloria.stewart@anchorageak.gov>

Sent: Thursday, December 23, 2021 1:57 PM

Cc: Stewart, Gloria I. <gloria.stewart@anchorageak.gov>

Subject: 2022-0013, 2022-0017, 2022-0018 Request for Reviewing Agency Comments

Greetings all. Attached please find our Routing Cover Sheets for the above referenced cases scheduled as Public
Hearings before the Planning and Zoning Commission on 02/14/2022. Routing materials can be viewed by clicking on
any of the links below, scroliing to bottom of page and selecting “Reviewing Agency Routing” preceded by your case of
interest. PLEASE REMIT COMIMENTS EITHER BY MAIL OR EMAIL AS FOLLOWS: by email to Corliss Kimmel & Lori Blake
{corliss.kimmel@anchorageak.gov & lori.blake@anchorageak.gov) or by USPS to the address listed in the upper right
hand corner of the Routing Cover Sheet.

2022-0013 https://www.muni.org/CityViewPortal/Planning/Status?planningld=17504.
2022-0017 htips://www.muni.org/CityViewPortal/Planning/Status?planningld=17508.
2022-0018 htips://www.muni.org/CityViewPortal/Planning/Status?planningld=17509.
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Kimmel, Corliss A.

From: Fisher, Timothy W (DPS) <timothy fisher@alaska.gov>

Sent: Sunday, December 26, 2021 3:08 PM

To: Kimmel, Corliss A.; Blake, Lori A.

Cc: Mahoney, Isobelle L (DPS)

Subject: RE: 2022-0013, 2022-0017 Request for Reviewing Agency Comments
RECEIVED

[EXTERNAL EMAIL] DEC 27 2021

Hi Corliss and Lori;

Alaska Stavte Fire Marshal, Plan Review has no objection to zoning changes.

A plan revxew:s required for each of these structures.

2022-0013 is a telecommunications tower which is covered under the 2012 IFC for review.
@4 dwelling units or more as well as a commercial building requiring a reviews.

Please when plans are complete, the applicants to submit proper documents for review and approval to
dps.prb@alaska.gov or contact Isobelle Mahoney at 269-2004 or lsobelle. mahoney@alaska.gov

Let me know if you have any questions.

Take care;

Tim -

Plans Examiner Ii
www.akburny.com ,

Plan Review Bureau
SOA, DPS, DFLS

From: Stewart, Gloria I. <gloria.stewart@anchorageak.gov>

Sent: Thursday, December 23, 2021 3:13 PM

To: Fisher, Timothy W (DPS) <timothy.fisher@alaska.gov>; Wockenfuss, Deborah M.
<deborah.wockenfuss@anchorageak.gov>

Cc: Stewart, Gloria I. <gloria.stewart@anchorageak.gov>

Subject: 2022-0013, 2022-0017 Request for Reviewing Agency Comments

CAUTION: This email originated from outside the State of Alaska mail system. Do not click links or open
attachments unless you recognize the sender and know the content is safe.

Greetings! Attached please find our Routing Cover Sheets for the above referenced cases scheduled as Public Hearings
before the Planning and Zoning Commission on 02/14/2022. Routing materials can be viewed by clicking on any of the
links below, scrolling to bottom of page and selecting “Reviewing Agency Routing” preceded by your case of

interest. PLEASE REMIT COMMENTS EITHER BY MAIL OR EMIAIL AS FOLLOWS: by email to Corliss Kimmel & Lori Blake
(corliss.kimmel@anchorageak.gov & lori.blake@anchorageak.gov) or by USPS to the address listed in the upper right
hand corner of the Routing Cover Sheet.

2022-0013 https://www.muni.org/CityViewPortal/Planning/Status?planningld=17504.

1
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POSTING
AFFIDAVIT
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- AFFIDAVIT OF POSTING

CASE NUMBER: ‘10727-0012

L Nathon Ells hereby certify that I have posted a Notice as
prescribed by Anchorage Municipal Code 21.03.020H.5. on the property that I have petitioned for

_Daelpnunt [Ylaskv Plan. The notice was postedon _ [2-76 < Z|  which is at least 21
days prior to the public hearing on this petition. I acknowledge this Notice(s) must be posted in
plain sight and displayed until all public hearings have been completed.

Affirmed and signed this__ 2D dayof _ 1r Combsen ;20 ¢l

Signattire _

LEGAL DESCRIPTION

TractorLot: VAU E3A

Block:

Subdivision: GldUbod EVbpnismn  SOnosl
. J
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