Municipality of Anchorage

Application for Conditional Use PO B 100650

Anchorage, AK 99519-6650

PETITIONER* PETITIONER REPRESENTATIVE (faw)
Name (last name first) Name (last name first)
C.Y. Investments Hoffman, Tony (The Boutet Company)
Mailing Address Mailing Address
561 East 56th Ave, Suite 200 601 East 57th Place
Anchorage, AK. 99503 Anchorage, AK., 99518
Contact Phone - Day Evening Cantact Phone — Day Evening
907-646-3670
E-mail E-mail
cyoshimura@gci.net thoffman@tbcak.com
*Report additional petitioners or disciose other co-owners on supplemental form. Failure to divulge other beneficial interest owners may defay processing of this application

PROPERTY INFORMATION

Property Tax # ©00-000-00-000. 075-311-06-000

Site Street Address: None Listed
Current legal description: (use additionat sheet if necessary)

Tract 1, Holtan Hills Subdivision, Plat 2024-018

Zoning: GR-3 Acreage: 16.134 Grid# Multiple
CONDITIONAL USE APPROVAL REQUESTED
Use:

Conditional Use for Residential P.U.D.
AMC.21.07110G

@ New conditional use OAmendment to approved conditional use  Original Case #:

| hereby certify that (I am)(| have been authorized to act for) owner of the property described above and that | petition for a conditional use permit
in conformance with Tile 21 of the Anchorage Municipal Code of Ordinances. | understand that payment of the application fee is nonrefundable
and is to cover the costs associated with processing this application, and that it does not assure approval of the conditional use. also
understand that assignegd hearing dates are tentative and may have to be postponed by Planning Department staff or the Planning and Zoning

Commission for adminigirative reasons.
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Application for conditional use, continued

Improvement Area (per AMC 21.08.050B.):(®)Class A ( )Class B
Anchorage 2040 Land Use Designation:
[INeighborhood (Residential) ~ [] Center [ Corridor

[ Open Space [ Facilities and Institutions [] Industrial Area

Anchorage 2040 Growth Supporting Features:
[ Transit-supportive Development [] Greenway-supported Development

[ Traditional Neighborhood [ Residential Mixed-use

Eagle River-Chugiak-Peters Creek Land Use Classification:

[]Commercial ] Industrial [1Parks/opens space
[ Public Land Institutions [ Marginal land O Alpine/Slope Affected
[1Special Study [ Residential at _______dwelling units per acre
Girdwood- Turnagain Arm

] Commercial 1 Industrial [ Parksfopens space
[J Public Land Institutions [ Marginal land [ Alpine/Slope Affected
[ Special Study [ Residential at dwelling units per acre

ENVIRONMENTAL INFORMATION iail o1 portion of sie afiested)
Wetland Classification:

Avalanche Zone:
Floodplain:
Seismic Zone (Harding/Lawson): s s

RECENT REGU LATORY |NFORMAT|ON {Events that have occurred in last & years for all of porlicn of sie}
|_|Rezoning - Case Number:

' []Preliminary Plat [] Final Plat - Case Number(s):
| [[IConditional Use - Case Number(s):
| [[1Zoning variance - Case Number(s):
["]Land Use Enforcement Action for
Building or Land Use Permit for
[[]Wetland permit: [_JArmy Corps of Engineers [T TMunicipality of Anchorage

SUBMITTAL REQUIREMENTS

{One copy of applicable items 15 required for initial submittal; additional copies required after initiall submitial)

1 copy required: ] Signed application (original) [_]Ownership and beneficial interest form
[[] Watershed sign off form [(JUnderlying plat
[ Special limitations from the underlying zoning, if applicable

CU (Rev. 03/21) 3 pages 2



Application for conditional use, continued

14 copies required: [} Signed application (copies)
Map of area surrounding petition site within 500 feet, including zoning and existing uses
£ Map of existing conditions, to scale, including:

[Cliand uses Olstructures [ utilities [vegetation [soils
[ Inatural features [Jdrainage ~ [“ltopography  [Isite access [] pedestrian facilities
[Jvehicle circulation and driveways [ easements and/or reservations
[ Project narrative explaining:
EI] the project Cplanning objectives [Cltacility operations
[ an analysis of how the proposal meets the standards on page 3 of this application
construction and operation schedule final ownership

Cgross and net density (PUDs only)
[C] Site plan(s) to scale depicting, with dimensions:
[CIbuilding footprints [ parking areas [Jvehicle circulation and driveways

[Jpedestrian faciliies  [] lighting [lgrading [Jlandscaping

[[Jloading facilities [ fences [CJdrainage [J required open space

[CIsnow storage area or alternative strategy [Cltrash receptacle location and screening detail

[Jeasements [[1 significant natural features [ freestanding sign location(s)
3 Building plans to scale depicting, with dimensions:

O foor plans [ building elevations [ exterior calors and textures

[ Summary of community meeting(s)
(Additonal information may be required.)

GENERAL CONDITIONAL USE STANDARDS {AMC 21.03.080D.)

The Planning and Zoning Commission may only approve the conditional use if the Commission finds that all of the approval criteria
are satisfied. Each standard must have a response in as much detail as it takes to explain how your project satisfies the standard.
The burden of proof rests with you,

1. The proposed use is consistent with the comprehensive plan and all applicable provisions of this title and applicable state
and federal regulations;

2. The proposed use is consistent with the purpose and intent of the zoning district in which it is located, including any district-
specific standards set forth in chapter 21.04;

The proposed use is consistent with any applicable use-specific standards set forth in chapter 21.05;

4, The site size, dimensions, shape, location, and topography are adequate for the needs of the proposed use and any
mitigation needed to address potential impacts;

5. The proposed use will not alter the character of the surrounding area in a manner which substantially limits, impairs, or
prevents the use of surrounding properties for the permitied uses listed in the underlying zoning district;

6. The proposed use is compatible with uses allowed on adjacent properties, in terms of ifs scale, site design, operating
characteristics (hours of operation, traffic generation, lighting, noise, odor, dust, and other external impacts);

7. Any significant adverse impacts anticipated to result from the use will be mitigated or offsef to the maximum extent feasible;

8. The proposed use is appropriately located with respect to the transportation system, including but not limited to existing
andfor planned street designations and improvements, street capacity, access to collectors or arterials, connectivity, off-site
parking impacts, transit availability, impacts on pedestrian, bicycle, and transit circulation, and safety for all modes; and

9. The proposed use is appropriately located with respect to existing andfor planned water supply, fire and police protection,
wastewater disposal, storm water disposal, and similar facilities and services.

SPECIFIC CONDITIONAL USE STANDARDS (AMC 21.05)

Certain conditional uses have detailed standards that relate only to that type of conditional use. When there are detailed standards,
the Planning and Zoning Commission may only apprave the conditional use if the Commission finds that all general standards listed
in the previous section and detailed standards listed for that conditional use in AMC 21.05 are satisfied. Each detailed standard
must have a response in as much detail as it takes to explain how your project satisfies the standard. The burden of proof rests
with you.

CU (Rev. 03/21) 3 pages 3



HOLTAN HILLS CONDITIONAL USE NARRATIVE 10/27/2025

Project Overview

This document will serve as the narrative for the proposed development known as Holtan Hills, Tract 1. The
development will create 39 residential lots, including 2 lots for Multi-Family, and internal Tract 1A for
wetlands and internal Tract 1B for a private cul de sac. Included with this project narrative are the
applications and other required documents.

Most of the property to be developed is currently zoned gR-3 (Single-Family/Two-Family Residential). The
utilization of the Conditional Use for a Residential Planned Unit Development process allows for increased
residential density and a more efficient mixed and higher density use of the land, that is encumbered by
wetlands, streams, bedrock, and steep terrain.

See the last page for a list of submitted documents.

Project Location

The Holtan Hills Development is located in Girdwood, north of Hightower Road, near the Girdwood School.
The legal description for the development is Tract 1, Holtan Hills Subdivision, plat 2024-18. The area of the
Tract is 16.134 acres.

Background

In 2006, the Anchorage Assembly adopted the Crow Creek Neighborhood Land Use Plan (CCNLUP) via AO
2006-47 as an element of the comprehensive plan establishing it as the governing planning document for this
area of Girdwood.

In 2009, in an effort to implement the CCNLUP, the Municipality of Anchorage Heritage Land Bank (HLB)
submitted a subdivision plat application creating 40 lots and 5 tracts. The application was granted a 60 month
approval. The lots approved varied in size from 17,000 to 27,000 sq.ft. However, the subdivision was never
built or recorded.

In 2010, in accordance with the implementation schedule within the CCNLUP, the Girdwood Water
Improvement Transmission Line was constructed through the Holtan Hills project. The project connected the
water main in Hightower Road to the water line running from the AWWU wellhouse north of Girdwood
Airport.

In 2021, HLB issued an RFP for land disposal of the same property. After extensive review by the HLB
selection committee, the contract was awarded to CY Investments, LLC (Connie Yoshimura, Principal). In
January 2024, the Anchorage Assembly approved the land transfer from HLB to CY Investments, LLC via
AO 2023-137. As Amended, CY Investments received title to Tracts 1 and 2 on May 7, 2024.

Starting in 2021, HLB contracted with HDR Engineering Inc to map the wetlands and streams throughout
the project area. Those wetlands and streams are shown on the preliminary plat.

Due to unforeseen delays in finalizing the boundary survey and tract plat in 2023, the development
agreement with HLB was extended to a closing date of July 1, 2027. The tract plat for Holtan Hills
Subdivision was recorded on May 02, 2024. The Municipal interest in the DNR section line easement that
runs through Tract 1, between sections 8 and 9 was vacated on that plat via Platting Board Resolution 2022-
007.

A pre-application meeting was held with Municipal staff on August 5, 2025, to discuss the project.

Page 1 of 12



HOLTAN HILLS CONDITIONAL USE NARRATIVE 10/29/2025

In June 2025, construction began on off-site improvements that would provide access to Tract 1. The project
included approximately 1300 linear feet of new sewer main, curb and gutter improvements, surface paving,
realignment of electrical, gas, and a trail, as well as removal and disposal of several hundred cubic yards of
buried trash from the former unpermitted and undocumented Girdwood landfill that was discovered during
excavation.

Property Constraints and Conditions

After substantial consideration and analysis of the environmental, existing utility, and terrain conditions, it
was determined that the lot designs and road layout shown are the best, highest, and most practical use of the
property for a residential development. The preliminary plat provided with this request is the most efficient
design to accommodate actual site conditions. The lots will be sold to builders and private parties, and the
development of the lots and buildings will be subject to full review by the Municipality prior to issuance of a
building permit. The lot design and layout presented maximizes the property available and avoids the
mapped wetlands to the maximum possible. The road corridor has minor impact on the wetlands and has
minimal drainage crossings. Additionally, the lot design maximizes access to the surrounding open spaces
(Holtan Hills Tracts 4 and 5) and surrounding mountain and valley views.

The existing waterline that runs through the development will be tapped for each lot. The proposed sewer
line will be designed to run parallel to the existing water line on the east (downhill) side. Sewer will be
extended up to the 9 larger lots in Block 3 on the west side of the development. Water for the 9 Lots in Block
3 will be on site (wells). Fire hydrants will be installed at appropriate spacing for emergency use.

Lots 4-6, Block 2 are encumbered by a 200-foot Ordinary High Water setback from Glacier Creek. The
Ordinary High Water line was flagged in the field by State of Alaska, Department of Natural Resources
personnel from the Statewide Platting and Water Boundaries Unit in 2022 and was also surveyed by the
project team,

Most of the lots being developed are within the gR-3 zoning district, with a few exceptions. Lot 1, Block 1 is
“split zoned”, with part of the lot’s southern area zoned GIP (Girdwood Institutions and Parks). Lot 9, Block
3 has an area in the northern half of the lot zoned GOS (Girdwood Open Space). Lots 1-3, Block 2 are all
split zoned as well. House placement and design will need to be carefully considered for these lots to
minimize development inconvenience to the future homeowner.

Objectives

The subdivision preliminary plat and applications are being applied for as a Conditional Use for a Residential
Planned Unit Development. We are requesting a 60-month approval for the two-phase Subdivision Plat and the
Conditional Use Approval.

As such, the residential density will be allowed to exceed that otherwise allowed in the underlying gR-3
district, resulting in more housing opportunities for the Girdwood community. The proposed subdivision
will create 39 lots and 2 tracts. This application, narrative and diagrams will address the approval criteria
listed in AMC 21.07.110 G “Conditional Use for a Residential Planned Unit Development” as well as AMC
21.03.080 D “Conditional Uses Approval Criteria”. To provide review continuity, the subdivision and C.U.
application will be presented concurrently at the Planning and Zoning Commission. Additionally, there is no
requirement to develop an accompanying Area Master Plan, as the 2006 Crow Creek Neighborhood Land
Use Plan is the governing Area Master Plan for the area.

The P.U.D. process is being utilized because it will allow a development with a range of lot configurations
and sizes while preserving the open space wetland tract. The lots range in sizes between 6,500 and 48,000
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HOLTAN HILLS CONDITIONAL USE NARRATIVE 10/27/2025

s.f.. AM.C. 21.07.110G.1 (Conditional Use for a Planned Unit Development) states “A residential planned
unit development (PUD) is intended to allow flexibility for residential development in the zoning ordinance
and to achieve the creation of a more desirable environment than would be possible through a strict
application of the zoning ordinance” This flexibility allows us to provide a variety of lot sizes and
configurations and not be constrained by a set minimum size. The larger lots are constrained by physical
limitations such as wetlands, terrain and split zoning. These limit buildable areas for building pads.

A subdivision variance for the cul de sac length of Holtan Hills Circle, as well as a variance to allow Holtan
Hills Circle (Tract 1B) to be developed as a private road are included in the application.

Community and Public Outreach

On Friday, August 29, 2025, 600 notices were mailed to the affected properties in compliance with AMC
21.03.020C (Community Meetings). A public community meeting was held on September 232025, at the
Meadow Community Center, located in the Lady of the Snow Church in Girdwood. A copy of the mailer and
a summary of the meeting, including community concerns and responses are enclosed with this application.

To provide further community discussion and response to questions, a second public community meeting
was held on October 21% , 2025 at the Girdwood Community Center. The mailer and response letter are
included with this application.

A field site meeting was held 10-15-25 to evaluate the Iditarod Trail condition and re-alignment. Members of
the Girdwood Trail Committee and other community personnel were involved and provided feedback.

Proposed Design Criteria

e Lot Size. The lot sizes vary in size and width. In Blocks 1 and 2 along the main road, most of the lots
(16) are 60-70 wide, and can accommodate a wide variety of styles and layout.6 lots are between 50
and 60 feet wide, and 6 lots are between 70 and 100 feet wide. In the upper area Block 3, there are 9
lots to be served by public sewer and on-site wells. Those lots range from 170 feet to 230 feet in
width.

e Building Setbacks. The site plan includes building pads with 5 side yard setbacks. All front yard
setbacks will be 20°, and rear yard setbacks will be 15°.

e Lot coverage. A maximum lot coverage of 50% is requested, with possible increases for multi
family.

e Building Styles. Lots 1-11, and 14 to 19, Block 1 and Lots 1-11, Block 2 and Lots 1-9, Block 3 can
be developed as Single Family (Detached) and/or Duplex style homes. Lots 13 and 12, Block 1 are
designated as multi-family lots.

e Water and Sewer availability: There are 9 lots in western upper area (Lots 1-9 Block 3) that will be
served by public sewer only. The terrain in the area is extreme, with a ridge running through the
middle and jurisdictional wetlands that makes developing the lots extremely difficult. Water will be
provided in these lots by individual wells. Proposed access will be via a 50’ private road (shown as
Tract 1B) that will connect to the main dedicated roadway.

e Use Types and building design. Development types will vary across Phase 1 depending upon lot
suitability. These types will range from Single-Family (Detached), Duplex, Townhouse or
Apartment multi-family homes as well as potential cluster constructed in Single-Family style. The
building style and colors will be consistent with the existing “Mountain Modern” style of
development in Girdwood. See examples of the colors and styles in the submitted documents. The
single family and duplex lots range from 6,500 s.f. to 48,000 sq.ft. All these lots can accommodate
duplex and single-family buildings, as well as ADUs. There are 2 larger lots (Lots 12 and 13, Block
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HOLTAN HILLS CONDITIONAL USE NARRATIVE 10/27/2025

1) that have been designated as multi-family lots. See more information regarding Multi Family
Criteria below.
e Lot Design. The lot and building pad designs have been developed to maximize the existing site
conditions. Every effort will be made to design driveway grades that do not exceed 10%.
e Residential Density. The gross area being developed as lots is 16.1 acres. The number of dwelling
units cannot be computed exactly since the lots can accommodate different styles of residential
development. But a D.U.A. (Dwelling Units per Acre) can be developed based on the following
assumptions:(a) 100% of the lots (excluding the designated multi-family lots) will be developed as
duplex: and (b) multi-family Lots 12 and 13, Block 1 will create 22 dwelling units. The maximum
computed gross density could be 6 D.U.A.. The actual lot area being developed is 491,300 s.f. or
11.27 acres (excluding ROW and Tracts). The maximum that gR-3 lot sizes would allow is 5.2
D.UA..
The right-of-way through the project will be a standard 60’ in width. The road length in Phase 1 of
the development is 1440°, with a grade change of 36’ from south to north. The grade on the road will
be approximately 2.5%.
Multi-family lots. The lots that are designated as multi-family (Lots 12 and 13, Block 1) can be
developed with any multi-family style, including (but not limited to) townhouse, apartment, and
single-family style.
Road Elements: We request approval to design the developments roads with limited or discontinuous
roadway lighting. Multiple community members testified in the public meetings that they prefer
limited roadway lighting.

Multi Family Lot Design Criteria (specific to Lots 12 and 13, Block 1)

* As mentioned above, the 2 lots designated as multi-family (Lots 12 and 13, Block 1) will be built at
a future date by the homebuilder who purchases them. We are requesting that the lots are approved
for Multiple Family development to include the following types: Townhouse and Multi-Family
(apartment) as well as single-family style. Like the rest of the development, water is available
within the road corridor, and the wastewater sewer system will be installed for these lots during the
infrastructure construction.

e Lot 13 is 23,800 s.f.. The site is minimally encumbered by wetlands or other environmental
constraints. A preliminary design utilizing apartment style multi-family development of the site has
determined that a 14 unit, 2 or 3 story building could easily fit on the lot, with parking and adequate
setbacks. 14 dwelling units on this lot would be 30 D.U.A., and would provide much needed
apartment units for Girdwood. Additionally, a 14-unit apartment style building would be a permitted
use in current gR-3 zoning.

e Lot 12, 19,000 s.f, is directly south of Lot 13, and is constrained by mapped wetlands in the rear of
the lot. The wetlands appear to be subject to Corps of Engineers Jurisdiction review. It was
determined by preliminary design layouts that the lot would be best suited for townhouse style
buildings and would access the main road in a shared driveway. 8 units on this lot would be 18
D.U.A..

These are the maximum units and building style requested for these lots. Site planning, building design and
permitting will be the responsibility of the individual builder or developer of the properties.

Road Design and Elements

The road design and template will be designed in compliance with AMC 21.09.070 and other Municipal
standards and provisions. Paved road and stormwater infrastructure along with minimal street lighting will
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be constructed for Phase 1. The road cross section, width and amenities will be determined after thorough
engineering analysis. A 50’ turnaround will be constructed at the end of the road. The turnaround will be
situated in Tract 2, and the owner will provide a recorded easement for it.

Trail Impacts

Access to the existing Iditarod Trail, which roughly follows the east edge of the development on the west
bank of Glacier Creek, will not be adversely affected by the development. Access will be maintained during
the construction of and development of the road and infrastructure for Phase 1. A small portion of the trail
will be relocated to accommodate lot development (Lots 4-10, Block 2). See page 2 of the preliminary plat.
The developer will work with HLB, the Girdwood Trails Committee and other affected stakeholders to
provide a sustainable, well-constructed trail within the realigned section. A trail easement will be included on
the final plat for Tract 1 for the affected portions of the Iditarod Trail.

Criteria Response (responses are in bold)

CONDITIONAL USE FOR A RESIDENTIAL PLANNED UNIT DEVELOPMENT (21.07.110G)

2. Minimum Standards
All planned unit developments shall meet the following minimum standards:

a. Minimum Site Area
The minimum site area for a PUD shall be 1.0 acres.
The development area is 16.1 acres.

b. Open Space
A minimum of 15 percent of the site shall be reserved as open space which shall meet the
following standards:

i The required open space may include both individual private open space, regardless
if it is fenced, and common open space;

ii. In multistory buildings, balconies or decks may be used in lieu of individual yards
provided that the total area of all balconies or decks is not less than the total yard
area otherwise required; and

iii. Parcels within a quarter mile of, or with access to a natural area, park, or other
publicly-accessible open space may count those lands as meeting this requirement.

The required open space area is 15% of the area being developed, or 2.4 acres. The
area inside the development, designated as “Open Space” meeting this requirement is
Tract 1A, which is 86,431 s.f. (1.98 acres). That is 12% of the site being developed. The
remaining 3% required open space is met via access to the Iditarod Trail and other
surrounding trails that provide access to publicly available open space. Tract 4 of
Holtan Hills Subdivision is accessed via the Iditarod Trail and provides direct access to
Glacier Creek. This publicly accessible area meets the criteria of item iii above. Tract 4
is 348.05 acres and added to the area of Tract 1A (1.98 acres) this creates 350 acres of
open space available to the development, much more than the required area (2.4 acres)
to meet these criteria.
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Page 6 of 12

Design

Any non-residential use permitted in a PUD shall be compatible with the residential nature
of the development.

This standard is not applicable. Non-residential uses are not being proposed in this
development.

Access and Connectivity
PUDs shall comply with section 21.07.060, Transportation and Connectivity.

The zoning District classification is “Class A” 21.07.060 C Traffic Impact Mitigation.
The impact of 39 lots (or the possibility of potentially 60 single family residences) would
generate approximately 600 vehicle trips per day. It was determined by MOA Traffic
Engineering that the trip generation from this development would not trigger the need
for a traffic impact analysis (TIA). The section of road developed during the 2025
offsite road and utility improvements was constructed to municipal standard and
provides access from Hightower Road to the development, and will be known as Holtan
Hills Road. The road is classified as a Local Residential Road, and will eventually
connect to Crow Creek Road, providing a secondary access for the area.

Utility Installation
All new utilities shall be installed underground. All utilities will be installed below ground.
Homeowners’ Agreements

Any PUD which will involve the formation of a horizontal property regime under the terms
of AS 34.07.010 et seq. or any mandatory homeowners’ or similar association shall submit
for review by the commission the articles of incorporation and bylaws of any such
association prior to the sale of any property subject to the association. The commission may
require any provisions necessary to ensure that the provisions and intent of this title are met.

A Homeowners Association will be established that will regulate the building styles and
development of the subdivision. The standards established in the HOA documents will
reflect materials and colors compatible with the natural environment and mountain
modern aesthetic of the existing buildings and homes in Girdwood . Refer to the
attached building style images that illustrate this Mountain Style of building design
and exteriors. The following are some of the specifics the HOA will regulate:

e Exterior building materials

Exterior colors and textures

Landscaping installation and maintenance

Driveway widths

Exterior building and fence maintenance, including general upkeep of yards and
ditching in front of the lots.

e Holtan Hills will practice Firewise methods wherever possible.
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e ADU design will be defined by the CC&R’s. ADU’s may be constructed as part of
the primary building or placed behind the primary residence.

e All residential building construction will utilize the valley and mountain views to
the maximum extent.

e The HOA will be responsible for open space maintenance as well as the community
landscaping that will be installed.

¢ At such time 75% of all lots are sold, the HOA will be turned over to a board of
directors elected by the homeowners.

Additionally, The HOA will regulate short term rentals (STR) of the lots. See the
attached document that defines the limitations for STR’s. The Leasing Provisions that
will be incorporated into the HOA documents are also attached.

The HOA will oversee the 50% owner occupancy requirement for the single family and
multi-family property as stipulated in AO 2023-137 (As Amended). Additionally, an
audit will be conducted every two years for the condominium associations, in
compliance with the owner occupancy requirements set forth by AHFC and FHA to
ensure ongoing eligibility for financing. Sub-associations will be created for
condominiums and multi-family units. These units will fall under the Master
Association and will include responsibilities and regulations specific to the individual
multi-family buildings and lots.

All builders will be required to comply with the design criteria specified in the HOA
documents. An architectural design review committee will be created to review
proposed building design. The lot owner will be responsible for any wetland
disturbance and filling and other required permitting.

3. Development Options

The developer of a PUD may propose changes to density, lot size, uses, dimensional standards, and
design standards. Separate variances are not required for changes completed through the PUD
process. Changes to the standards shall be reviewed by the planning and zoning commission in
accordance with the approval criteria of subsection G.1.above.

a.

Density

The number of dwelling units per acre allowable on the gross area of a PUD shall be
determined by the planning and zoning commission and as supported by water and sewer
infrastructure.

Water and sewer will be available to all lots and will be adequately sized for the
development. Additionally, as discussed previously, by utilizing the ability provided by
the P.U.D. development option, we can provide a gross density of 6 units per acre, and
maintain the wetland open space. The gR-3 zoning would not allow the range of lot
widths, sizes proposed and would limit the density to 5.2 units per acre. Additionally,
the gR-3 minimum lot sizes and configurations would limit the ability to create the
varied lot configurations we’ve proposed.

4, Planned Unit Developments in the Turnagain Arm District
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This standard is not applicable. The project area is not within the Turnagain Arm District.

CONDITIONAL USES APPROVAL CRITERIA (21.03.080.D)

The planning and zoning commission may approve a conditional use application if, in the judgment of the
commission, all of the following criteria have been met in all material matters:

1.

The proposed use is consistent with the comprehensive plan and all applicable provisions of this title
and applicable state and federal regulations;

Both the Crow Creek Neighborhood Land Use Plan and the recently approved Girdwood
Comprehensive Plan support the use of clustering residential development (by utilizing the
P.U.D. option) with the following goals outlined in each plan. Additionally, the newly adopted
Girdwood Comprehensive Plan created more flexible land uses and designations for the
project area. Some of the relevant goals and policies from the Girdwood Comprehensive Plan
are listed below.

GOAL E2: Economic development in Girdwood is compatible with the natural environment.
The proposed layout is surrounded on the east and west by undeveloped open space.

POLICY E2.2: Conservation as a form of development. For example, the protection of valuable
wild/natural/open space can be a contributor to the local economy. The layout preserves the
valuable wetlands, and access to the open space tracts adjacent to the development will be
maintained.

POLICY E2.3: New and existing developments are connected to the trail and active transportation
system. The primary road will connect to Hightower Road. Access to the Iditarod Trail is
available at the southwest corner of the property, and the segments of the trail that are
adjacent or on the property will be preserved in a dedicated easement.

GOAL H2: Encourage a broad range of new housing development that is consistent with Girdwood s
community character, natural character, and Girdwood s housing vision, needs, and cost challenges.
By creating the H.O.A. regulations and constraints, the building styles will be required to
maintain the established “Mountain Style” of existing Girdwood households.

POLICY H2.2: All residential zoning in Girdwood allows for duplex developments with multi-family
housing (more than triplex) allowed in targeted areas. Duplex construction will be allowed in all
the lots. The 2 multi-family lots can accommodate all multi-family styles.

POLICY H2.3: Accessory Dwelling Units (ADUs) are encouraged where appropriate. The H.O.A.
will allow ADU’s with architectural design committee approval.

GOAL R3. Girdwood has a formal, established, maintained, and protected system of trails and open
spaces. The development recognizes the established trails and adjacent open spaces and will
maintain access to them to the maximum extent possible.

POLICY R3.2: Identify and protect trails and trail access via easements. Segments of the 1ditarod
trail that are adjacent or on the property will be preserved in a dedicated easement on the plat.
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GOAL R4: Girdwood s trails and natural spaces are integrated into the community. The
developments design acknowledges the importance of the trails and natural spaces. The
existence of these areas and preservation of them is an asset to the community, as well as an
asset to the development.

POLICY R4.2 New development (e.g. housing, transportation) is consistent with ensuring access and
protection of trails and open spaces. Access to the trails and open spaces will be maintained to
the maximum extent possible.

Compliance with existing Girdwood Land Use Code AMC 21.09

The predominant zoning district within the development area is “gR-3”. Allowed household
living uses in this district are Single-Family (detached and attached), Two-Family (Duplex,)
and Townhouse dwellings. The minimum lot areas in Chapter 9 specify minimum lot sizes as
8400 s.f. for single family (detached) and 16,800 s.f. for two family dwellings. The average lot
size in the proposed plat for the 37 single family and duplex lots (excluding the multi-family
lots 12 and 13, Block 1) is 14,491 s.f. Utilizing the C.U. PUD development option allows the
development to fit into the gR-3 range, while maintaining substantial open space, minimal
environmental disturbance and construction flexibility. Additionally, utilizing the 8400 s.f. lot
size from gR-3 calculates as 5.2 D.U.A.

If the maximum build out were to occur, and all the lots were developed as duplex and Lots 12
and 13 were developed with 22 units total, a comparable gR-3 zoning density would be as
follows: 37 lots with duplexes: 74 units + 22 multi-family units = 96 units total. The actual area
for lots (excluding ROW, Wetland Tract 1A and Access Tract 1B) is 11.27 acres. That would
create maximum of 8.5 D.U.A., which is generally consistent and compatible with the intent of
gR-3.

Crow Creek Neighborhood Land Use Plan (2006)

This is the relevant Area Master Plan for development of the property. The majority of the
first phase of this development is designated as the “Lower Matrix” area on the development
and open space map in the plan. Clustered housing and preservation of open space is strongly
encouraged in this plan. Additionally, the 2000 Girdwood Commercial Areas and
Transportation Master Plan (CAT), an adopted element of the comprehensive plan and cited
with the CCNLUP, calls for the construction of an access road from the Girdwood School to
Crow Creek Road in a similar manner as currently constructed and further proposed by the
Phase 1 development.

Girdwood Trails Plan (2024)

The Historic Iditarod is identified on the Trails Plan as Existing Class 3 (Developed). This trail
enters the property at the southeast corner of the subdivision, and meanders along the west
bank of Glacier Creek, on the east side of the development. The majority of the existing trail
alignment will be maintained in its current location. There is one segment of approximately
300 feet in the middle of Phase 1 that will be realigned to accommodate lot development. The
developer and HLB will work with the Girdwood Trails Committee and Chugach National
Forest staff to make sure the realignment is appropriate for the users. Also, a trail placard or
“Kiosk” sign will be placed at the entrance to the trail. The type of signage and location will be
coordinated with Girdwood Parks & Recreation.
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HOLTAN HILLS CONDITIONAL USE NARRATIVE 10/27/2025

2. The proposed use is consistent with the purpose and intent of the zoning district in which it is
located, including any district-specific standards set forth in chapter 21.04;

While AMC 21.04 does not address the Girdwood zoning, AMC 21.09.040 states “The gR-3
district is found in a number of areas and consists of undeveloped land designated primarily for
single-family detached and twolamily development. although other tvpes of residential uses and
visitor accommodations may be allowed pursuant to the master planning process and table 21.09-2.
The development criteria for the lots allow for single family (detached) and duplex buildings.
Multi family style construction is designated only in the 2 indicated lots (Lots 12 and 13, Block
1).

The 2025 Girdwood Comprehensive Plan has well defined purposes for the residential uses
proposed. Specifically, the plan designates the area as Mixed-density Residential. The plan
indicates Residential Land Uses section in Chapter 3 Land Use Plan stating, on page 3-11
“Reducing the minimum lot size and removing or increasing D.U.A. standards can allow
developments to proceed while simultaneously achieving the desired neighborhood form... ....

>

3. The proposed use is consistent with any applicable use-specific standards set forth in chapter 21.05;

The relevant code is in AMC 21.09.050 B (Girdwood Land Use Regulations, Use Specific
definitions and Standards) which defines residential multiple categories of Residential Uses.
Specifically, the relevant categories are Multi-Family (Apartment), Single-Family Detached,
Townhouse and Two-Family (Duplex). These are the proposed uses in the development,
meeting the residential criteria.

4, The site size, dimensions, shape, location, and topography are adequate for the needs of the proposed
use and any mitigation needed to address potential impacts;

The lots have been designed to maximize the buildable area of the road corridor built upon the
existing waterline. The topography on the west, uphill side of the corridor is steep, which
makes further ereating larger lots on that side challenging. Utilizing the waterline corridor also
has the effect of mitigating the impact of the existing wetlands.

5. The proposed use will not alter the character of the surrounding area in a manner which substantially
limits, impairs, or prevents the use of surrounding properties for the permitted uses listed in the
underlying zoning district;

The surrounding Crow Creek area has little commercial or residential development. With the
school immediately to the south, the airport to the east and future homesites further up the
valley to the north, the 39 residential lots of this development will have minimal impact to the
existing permitted uses in the area and will match the scale and density of other established
neighborhoods within Girdwood.

6. The proposed use is compatible with uses allowed on adjacent properties, in terms of its scale, site
design, operating characteristics (hours of operation, traffic generation, lighting, noise, odor, dust,

and other external impacts);

The design of these 39 residential lots is appropriate for the area it’s situated in. The size of the
lots range from 6,500 s.f. to 48,000 s.f. and is appropriate for the area considering access to
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public utilities and environmental constraints. The street lighting will be designed to minimize
night glare utilizing limited or discontinuous roadway lighting. The road will be paved and will
not generate unnecessary dust. The hours of operation in relation to residential land use do not
create unpredictable disturbances (such as industrial or commercial uses might). The traffic
impact to the Girdwood School will be mitigated by the design from the project onto
Hightower Road . The intersection design creates a “T” onto Hightower Road, which will
optimize line of sight for children coming and going to school, and will create a safe
intersection during school hours.

1, Any significant adverse impacts anticipated to result from the use will be mitigated or offset to the
maximum extent feasible;

The visual impact of the development will be mitigated by the fact that the southernmost
housing built will be more than 1500 feet from Hightower Road. The peak traffic hours are
anticipated to be during the morning hours of 7-8 a.m., and 5-7 p.m., as is standard for housing
developments. And, as discussed previously, the impact to the Hightower Road traffic will be
mitigated to the maximum amount possible by the “T” intersection at Hightower Road.

8. The proposed use is appropriately located with respect to the transportation system, including but not
limited to existing and/or planned street designations and improvements, street capacity, access to
collectors or arterials, connectivity, off-site parking impacts, transit availability, impacts on
pedestrian, bicycle, and transit circulation, and safety for all modes; and

The first phase of development (39 lots) will require construction of 1400 feet of primary road
(Holtan Hills Drive) will be acecessed off Hightower Road. Holtan Hills Drive, which is
classified as a local street, will be constructed with appropriate safety lighting, road cross
section and crosswalk markings.

The future development of Holtan Hills, Tract 2 to the north will necessitate a developed
connection to Crow Creek Road . That access will provide a secondary access for the
development, as well as providing a secondary access emergency route for traffic coming out of
the upper Crow Creek Valley from the north.

9. The proposed use is appropriately located with respect to existing and/or planned water supply, fire
and police protection, wastewater disposal, storm water disposal, and similar facilities and services.

The development will be supplied by the existing public water line that was installed in 2010.
No expansion of the water system is needed for the development. A public sewer line was
installed from Hightower Road to the south end of the development during the 2025 off-site
improvements. It will provide the sewer connection for Phase 1. The Girdwood Fire and
Emergency Service Station is located less than a mile south of the development on Egloff Drive.
Additionally, fire hydrants will be installed during construction of Phase 1, helping extend fire
response capabilities for Girdwood.
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List of Submitted Documents

Preliminary Plat Application

Conditional Use application and narrative

Preliminary plat (3 pages)

(2) Subdivision design variance applications and narratives
Owners Authorization

Title Report

AWWU Pre-Application form

Watershed Management Pre-application form

Community Meeting Mailers

Community Meeting Summary’s

Short Term Rental and Leasing Provision HOA documents
Map Exhibits

Building Style Examples

Phasing Plan for Tract 1
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Leasing Provisions for Declaration of Holtan Hills

Definitions

Dwelling. A structure or portion thereof which is designed and intended for occupancy as
a self-contained residence, home or living unit by a person or group of people living together as a
single household. For example, a detached house is a Dwelling, a duplex structure contains two
(2) Dwellings, and a four-plex structure contains four (4) Dwellings.

Accessory Dwelling Unit (ADU). An additional dwelling unit added to, created within, or
detached from a Dwelling on a Lot which provides basic requirements for living, sleeping,
cooking, and sanitation, and which complies with the requirements of AMC 21.05.070 and AMC
21.09.050.

Multi-family Lot. A “Multi-family Lot” means a Lot consisting of two (2) or more
Dwellings.

Single-family Lot. A “Single-family Lot” means a Lot consisting of one Dwelling.

ADU Architecture and Design Restrictions

Accessory Dwelling Unit. Not more than one (1) ADU shall be permitted on a Lot. The
ADU may either be attached to or detached from the principal Dwelling on the Lot. A Lot with an
ADU shall have sufficient garage and/or driveway space to ensure adequate parking in the garage
or driveway by the occupants of the ADU. Each ADU shall be constructed and occupied in
accordance with this Declaration and requirements set by the Municipality of Anchorage,
including, without limitation, the provisions of AMC 21.05.070 and AMC 21.09.050. The exterior
of an ADU, including the structure, color and architectural appearance shall complement the
structure and architectural appearance of the principal Dwelling on the Lot. No ADU may be
erected until the plans for such ADU have been approved, in writing, by the Architectural Control
Committee.

Leasing Restrictions

Section ### - Leasing Restrictions. No Lot, or any portion thereof, may be conveyed
pursuant to a time-sharing plan, or used for bed and breakfast, hotel or motel purposes. A Dwelling,
or a portion thereof, may be rented only by a written lease, rental agreement, or other instrument
granting occupancy (collectively referred to herein as a “lease”), subject to the following:

(a) Each lease must incorporate the terms and restrictions of the Documents as a
personal obligation of each tenant.

(b)  Each lease must attorn to the Association as landlord solely for the purpose of
enforcing the restrictions of the Documents following Notice and Hearing to the
Lot Owner, and an opportunity to cure the violation, and then by direct levy,
injunction and/or eviction by summary process, against the tenant(s). The



(d)

(e)

family Lot shall be responsible for ensuring compliance with this limitation and for
maintaining records sufficient to demonstrate such compliance upon request by the
Executive Board.

Accessory Dwelling Units (ADUs). Notwithstanding the foregoing, an ADU
constructed on any Lot may be leased or rented without restriction as to the
minimum lease term, provided that the ADU otherwise complies with the
requirements of this Declaration and all applicable laws.

Amendment Limitation. Notwithstanding Section ### of the Declaration
(governing amendments to the Declaration), the restrictions set forth in this Section
### may not be amended or repealed except by the unanimous approval of one
hundred percent (100%) of the votes in the Association after the expiration or
termination of the period of Declarant Control, unless and until such time as the
Municipality of Anchorage adopts an ordinance applicable to the Property within
the Common Interest Community that otherwise regulates short-term rentals. Upon
adoption of such municipal ordinance, this Section #.## may be amended in
accordance with the amendment provisions set forth in Section #.## of the
Declaration, to the extent consistent with such ordinance.
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EXHIBIT "A"

Map 3. Development & Open Space Map (Amended)
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Girdwood Comprehensive Plan Land Use Plan Map
Lower Valley Enlargement April 2024 DRAFT
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Anchorage Water & Wastewater Utility

AWWU REQUIRED INFORMATION FOR PRE-PLATTING

e Project Case Number or Subdivision Name: Holtan Hills Phase 1

¢ Project Location, Tax ID, or Legal Description: 075-311-06
Holtan Hills Tract 1

o |Is this parcel located within AWWU’s certificated service area? XIN
e |s a water key box located on each parcel? YINXN
= Does this service meet DCPM Standard? Y/N
e Is sewer stubbed to each parcel? YIN
= Does this service meet DCPM Standard? Y/ N
¢ Are there any water or sewer connections that require removal? Y I N
e Are there any additional easements needed? -L22determined during PD review. Y/N
e Have any Private System plans been submitted for review? YIN
e Are any of the lots subject to extended connection or other agreements? L2 B X/ N
¢ Does this platting action consolidate a previously connected (on-property)
parcel with an unassessed parcel? YIX

If the parcel or subdivision is within an assessment area, please populate the table below with
the relevant information (as balances may change year to year, this table represents a point in
time as specified in the column “Year”).

Levied Assessment Balance Year
Water Lateral Y/N To be determined during
Water Transmission Y/ N Private Development (PD)
Sewer Lateral Y/ N review process.
Sewer Trunk Y/ N

¢ Comments:
AWWU will require a private development agreement for water and sewer improvements needed

to serve the individual parcels, assessments and easements will be determined at that time.

Verified By (AWWU): Date:

]‘\/&ﬁ“ 10/23/2025

N

Anchorage Water & Wastewater Utility &@ Clearly

3000 Arctic Boulevard » Anchorage, Alaska 99503 NN

Phone 907-564-2774 « Fax 907-562-0824 » www.awwubiz %



WMS Archive File Name: 25HoltanHillsSubTr1

WMS WATERCOURSE MAPPING 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
locationi for the presence or absence of stream channels or other watercourses, as defined in
Anchorage Municipal Code (21.35).

s Project Case Number or Subdivision Name: ~ Holtan Hills Subdivision

e Project Location, Tax ID, or Legal Description: ~ Tract 1 (parcel #07531106000)

e 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
archival mapping information.*

M DOES contain stream channels and/or drainageways A/VD 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:

s are NOT shown on submittal documents, or

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

e are NOT 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 for 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 ervor by WMS or others remain subject to MOA Code and must be shown in new mapping
upon identification of the error.

ADDITIONAL INFORMATION:
oy &N WMS written drainage recommendations are available. OPreliminary OFinal
oy #EN WMS written field inspection report or map is available. OPreliminary OFinal

oy WN Field flagging and/or map-grade GPS data is available.

Inspection Certified By: Date:

% A 67//&-# {o/go/z,g




Authorization Certificate

Date: 7/15/2025

Current Project Legal: Tracts 1 and 2, Holtan Hills Subdivision, Plat
2024-018

Proposed Legal: Lots 1-25, Block 1, Lots 1-16, Block 2 and Tracts
1A, 1B and 2A, Holtan Hills Phase 1 Subdivision

Type of Authorization: Conditional Use Application for Residential
Planned Unit Development and Preliminary Plat Application

Statement:

| hereby authorize Tony Hoffman of The Boutet Company Inc. to
represent me in the Municipality of Anchorage Applications of the
above described property.

Thank y}oﬁ,“

{.}:’/\/_\__1

Connie Yoshirﬁjura
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