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REQUEST AND BACKGROUND 

This application seeks approval for a Residential Planned Unit Development (PUD), a tool which 
uses the Conditional Use process to allow for more flexibility than would normally be allowable 
through a strict application of the zoning ordinance. The conditional use process is a tool that 
provides a greater degree of control over specific aspects of a site, or "…a discretionary review 
process for uses with unique or widely varying operating characteristics or unusual site 
development features." This application is running alongside Case S12867 Holtan Hills 
Subdivision, Phase I. 

The application, narrative, and diagrams address the approval criteria outlined in AMC 
21.07.110(G) (“Conditional Use for a Residential Planned Unit Development”) and AMC 
21.03.080(D) (“Conditional Uses Approval Criteria”). The governing planning document for this 
application is the comprehensive plan, of which the Girdwood Comprehensive Plan is the most 
recently adopted element applicable to this area, adopted with AO 2024-114(S), and this area is 
substantially identified as planned for "moderate-intensity residential" use in the adopted future 
land use map. The plan explains this designation as: 

"This land use designation is primarily for residential land uses. Residential character is 
maintained through form-based code and design standards, not necessarily by indicating the 
desired number of units or dwelling units per acre. The form-based regulations promote 
walkability and create development patterns ranging from single-family style development 
through low-rise multifamily developments. “Moderate-intensity” refers to the development 
footprint on a parcel; this district allows for a larger development footprint than the “low-
intensity” category while still preserving onsite vegetation." 

Per 21.01.090D.5: "Where comprehensive plan elements conflict, the most recently adopted shall 
govern." 

Figure 1 The Holtan Hills Area in the Girdwood Comprehensive Plan Land Use Map 
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This project may also be subject to other sets of agreements outside of Title 21, such as those 
outlined in the development agreement or AO 2023-137 (AA). Per 21.01.060, Title 21  

"… is not intended to revoke or repeal any easement, covenant, or other private agreement. 
However, where the regulations of this title are more restrictive or impose higher standards or 
requirements than such easement, covenant, or other private agreement, then the 
requirements of this title shall govern. Nothing in this title shall modify or repeal any private 
covenant or deed restriction, but such covenant or restriction shall not excuse any failure to 
comply with this title. In no case shall the municipality be obligated to enforce the provisions 
of any easements, covenants, or agreements between private parties." 

The site in question contains wetlands, streams, bedrock, and steep terrain, and the design for 
the development proposes a range of lot sizes and lot configurations tailored to the natural 
features of the property and preserving open space within a designated wetland tract. Lot sizes 
will range from approximately 6,500 to 48,000 square feet. The proposed subdivision includes 39 
lots and 2 tracts. 

Project History 

• 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.  

• 2009: To implement the CCNLUP, the Heritage Land Bank (HLB) submitted a subdivision 
plat for 40 lots and 5 tracts, approved for 60 months but never recorded. 

• 2010: The Girdwood Water Improvement Transmission Line was constructed through the 
Holtan Hills project, connecting Hightower Road to the Anchorage Water and Wastewater 
Utility system. 

• 2021: HLB issued an RFP for land disposal; CY Investments, LLC (Connie Yoshimura, 
Principal) was awarded the contract after review.  

• 2021: HLB contracted HDR Engineering to map wetlands and streams, which are shown 
on the preliminary plat. Due to delays in finalizing the boundary survey and tract plat, the 
development agreement was extended to July 1, 2027. 

• January 2024: the Assembly adopted AO 2023-137, approving disposal of the Heritage 
Land Bank properties. The ordinance also includes additional conditions.  

• May 2024: The Holtan Hills Subdivision tract plat was recorded (Plat 2024-18). 

• March 2025: The Assembly adopted AO 2024-114(S), replacing the Girdwood Area Plan 
with the Girdwood Comprehensive Plan. 

PRE-APPLICATION CONFERENCE AND COMMUNITY MEETING 

• A pre-application conference with reviewing agencies was held on August 5, 2025, in 
accordance with AMC 21.03.080C.2. 

• The petitioner advertised and held a community meeting on September 23, 2025, in 
accordance with 21.03.080C.3.  
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• The petitioner held a second meeting on October 21, 2025. Attachment 2. Application 
includes the petitioner’s affidavit of posting, community meeting summary, and application 
submittal to the Planning Department. 

 
PUBLIC COMMENTS 

On December 9,2025, the Planning Department mailed 207 notices to, “all persons listed on the 
records of the municipal assessor as owners of any land within 500 feet of the outer boundary of 
the land subject to the application,” as required in AMC 21.03.020H.3. The Department also 
provided notice of the public hearing to the Girdwood Board of Supervisors and posted on the 
municipal webpage, and the petitioner posted signs advertising the public hearing to fulfill notice 
requirements. The Department received one public comment in response plus three resolutions 
from the Girdwood Board of Supervisors (see Attachment 3: Comments).  
 
Comments, resolutions, and comment response tables are available in Appendix A at the end of 
this document. Comments and resolutions in their original format are included in Attachment 3.  
 
REVIEWING AGENCY COMMENTS 

Municipal reviewing agencies had no objection to this Conditional Use for a Planned Unit 
Development. Municipality of Anchorage (MOA) Watershed Management provided comments 
regarding stormwater treatment and extended detention requirements for this development. 
Attachment 3. Comments include all comments from reviewing agencies. 
 
CRITERIA FOR APPROVAL: CONDITIONAL USES 

Per AMC 21.03.080: 
 

"The conditional use approval procedure is intended for situations where a use may or may 
not be appropriate in a district, depending on the specific location, the use characteristics, 
and potential conditions to decrease the adverse impacts of the use on surrounding 
properties and/or the community-at-large. It also provides a discretionary review process for 
uses with unique or widely varying operating characteristics or unusual site development 
features. The procedure provides public review and evaluation of a use’s operating 
characteristics and site development features through a public hearing process."  

 
The nine criteria for approving a conditional use are outlined below: 
 
Criteria for Conditional Use Staff Evaluation 

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

The application meets this criterion. 

This proposed conditional use is consistent with the 
future land use designation of "moderate-intensity 
residential" and the following goals and policies of the 
Girdwood Comprehensive Plan: 

Girdwood Comprehensive Plan (2025) 
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Criteria for Conditional Use Staff Evaluation 

Goal E2: Economic development in Girdwood 
is compatible with the natural environment 

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. 

Policy E2.3: New and existing developments 
are connected to the trail and active 
transportation system. 

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. 

Policy H2.2: All residential zoning in 
Girdwood allows for duplex developments with 
multi-family housing (more than triplex) 
allowed in targeted areas. 

Policy H2.3: Accessory Dwelling Units (ADUs) 
are encouraged where appropriate. 

Goal R3: Girdwood has a formal, established, 
maintained, and protected system of trails and 
open spaces. 

Policy R3.2: Identify and protect trails and trail 
access via easements. 

Goal R4: Girdwood's trails and natural spaces 
are integrated into the community. 

Policy R4.2: New development (e.g. housing, 
transportation) is consistent with ensuring access and 
protection of trails and open spaces. 

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 application meets this criterion. 

The Girdwood equivalent to 21.04 is 21.09.040 
(Zoning Districts). The intent of the gR-3 district is 
outlined below: 

 

21.09.040B.2.d.ii. Intent 

The gR-3 district is found in a number of areas 
and consists of undeveloped land designated 
primarily for single-family detached and two-
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Criteria for Conditional Use Staff Evaluation 

family development, although other types of 
residential uses and visitor accommodations 
may be allowed pursuant to the master planning 
process and table 21.09-2. 

This standard is met. 

A conditional use approval for a Planned Unit 
Development allows changes to density, lot size, 
uses, dimensional standards, and design standards. 
Separate variances are not required for changes to 
these standards.  

Per section 21.07.110G2: " Notwithstanding 
subsection 21.03.240F.5., the planning and zoning 
commission may exempt a PUD from any special 
limitations of the zoning district" and the Planning 
Department recommends that this project be exempt 
from the special limitation of master planning 
requirements as the conditional use process is a 
more restrictive review. Per 21.01.060.A, "…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" 

 

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

The application meets this criterion. 

The Girdwood equivalent to 21.05 is 21.09.050 (Use 
Regulations). A conditional use approval for a 
Planned Unit Development allows changes to density, 
lot size, uses, dimensional standards, and design 
standards. Separate variances are not required for 
changes to these standards. The development as 
proposed is limited to residential uses and accounts 
for preserving significant wetlands areas by shifting 
the density to areas with less impact. 

Per 21.07.110G2, " Notwithstanding subsection 
21.03.240F.5., the planning and zoning commission 
may exempt a PUD from any special limitations of the 
zoning district." 

4. The site size, dimensions, 
shape, location, and 
topography are adequate for 
the needs of the proposed use 

The application meets this criterion. 

The site size, location, and topography are adequate 
for the proposed Planned Unit Development (PUD). 
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Criteria for Conditional Use Staff Evaluation 

and any mitigation needed to 
address potential impacts. 

PUDs within the Girdwood Residential districts are 
allowed a maximum dwelling units per acre as 
supported by sewer and water infrastructure. 
Topography and the AWWU transmission main 
constrain this development. Per the application 
materials, mitigation through site design will mitigate 
potential impacts on slopes and 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 application meets this criterion. 

This is a conditional use for Planned Unit 
Development within a residential zoning district (gR-3) 
in an area designated for moderate-intensity 
residential development in the future. The proposed 
use is a new residential development, which will have 
minimal impact to 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 application meets this criterion. 

This Planned Unit Development is compatible with 
adjacent allowed uses. The scale of lot sizes will 
range from 6,500 square feet to 48,000 square feet. 
The majority of lots will be served by public water and 
sanitary sewer. This is a residential area, and hours 
of operation, traffic generation, noise, odor, and dust 
will not be any greater than the existing community 
after construction. The Girdwood New Townsite is a 
mix of residential and commercial activity, and the 
Girdwood K-8 School is adjacent to this development. 

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

The application meets this criterion. 

There are no significant adverse impacts anticipated 
to result from this Conditional Use for a Planned Unit 
Development. This edge of this development is 
approximately 550 feet from Girdwood K-8 School. 
Holtan Hills, Tract 5 is also a buffer between this 
development and Girdwood K-8 School property line, 
creating anywhere from approximately 190 to 300 feet 
of buffer. The peak vehicular traffic hours will likely be 
similar to other parts of Girdwood with more driving 
from and to residential areas in the morning and 
evening. The newly constructed “T” intersection at 
Hightower Road will offset traffic impacts to the 
maximum extend feasible. 

8. The proposed use is 
appropriately located with 
respect to the transportation 

The application meets this criterion. 
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Criteria for Conditional Use Staff Evaluation 

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. 

The first phase of this development will construct 
1,400 feet of Holtan Hills Drive, which will take 
vehicular access off the newly constructed 
intersection with Hightower Road. Holtan Hills Drive 
will be constructed to Municipal standards with 
lighting and pedestrian access. Future developments 
to the northwest will require the construction of a 
secondary access to Crow Creek Road that will 
provide an additional emergency route. 

 

Goal T.1 in the Girdwood Comprehensive Plan states 
that a car is not required to live in Girdwood, and all 
new subdivisions should be connected to the active 
transportation network (Policy T.1.1). The planned 
development will provide these connections. 

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 application meets this criterion. 

Public water is available to this development and 
sanitary sewer will be once developed. This area is 
served by the Girdwood Fire Station Number 41, and 
the Whittier Police Department. 

 

MINIMUM STANDARDS FOR APPROVAL: PUD 

Per AMC 21.07.110G.: 
 

"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."  

 
The minimum standards for approving a Planned Unit Development are outlined below: 
 

PUD Requirement Staff Evaluation 

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

The application meets this standard. 

The petition site contains approximately 16.1 
acres. 

 b. Open Space  The application meets this standard. 

This development abuts Tract 4 of Holtan 
Hills Subdivision which is accessed via the 
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PUD Requirement Staff Evaluation 

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. 

 

Iditarod Trail and provides direct access to 
the Glacier Creek. This access to an adjacent 
natural area fulfills the open space 
requirement. However, in addition to the open 
space provided by the adjacent publicly 
accessible Iditarod Trail and Glacier Creek, 
Tract 1A provides 1.98 acres of common 
open space for the use and enjoyment of the 
community. Each lot will also be subject to a 
maximum lot coverage, with the remainder of 
the lot dedicated to either individual private 
open space or common open space, 
depending on the use.   

c.  Design 

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

This standard does not apply. 

All development is proposed as residential. 

d. Access and Connectivity 

PUDs shall comply with 21.07.060, 
Transportation and Connectivity. 

The application meets this standard. 

Driving from the development is estimated 
using conventional metrics to result in 
approximately 600 vehicle trips per day. The 
MOA Traffic Engineering determined the trip 
generation from this development would not 
trigger the need for a Traffic Impact Analysis 
(TIA). The offsite road construction 
improvement that will serve this development 
was constructed to municipal standards and 
provides access from Hightower Road. The 
new road is classified as a Local Residential 
Road, and will eventually connect to Crow 
Creek Road, providing a secondary access 
for the area. 

e. Utility installation. All new utilities 
shall be installed underground. 

The application meets this standard. 
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PUD Requirement Staff Evaluation 

All utilities will be installed underground. 

f. 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. 

The application partially meets this standard 
with conditions of approval. 

The applicant has provided language related 
to covenants and restrictions ("Leasing 
Provisions for Declaration of Holtan Hills" in 
the application) but should provide articles of 
incorporation and bylaws of the association to 
PZC for review prior to the sale of any 
property subject to the association.  

 

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. However, in no event shall 
the number of dwelling units per acre 
exceed the maximums established by the 
following schedule: …GR Districts: As 
supported by sewer and water 
infrastructure. 

The application meets this standard 

Water and sewer will be available to all lots 
and will be adequately sized for the 
development. The proposed density of this 
development provided by the P.U.D. option 
allows a gross density of 6 units per acre and 
will maintain the wetland open space. The 
existing gR-3 zoning district allows a density 
of 5.2 units per acre, and the Girdwood 
Comprehensive Plan calls for moving away 
from density per acre as a metric, favoring 
more flexibility through a form-based code 
instead.  

4.  Planned Unit Developments in the 
Turnagain Arm District 

PUDs in the TA district shall conform, with 
regard to uses and residential density, to 
the land use plans of the Turnagain Arm 
Area Plan and the standards of this 
section. 

This standard does not apply. 
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DEPARTMENT RECOMMENDATION & CONDITIONS OF APPROVAL 
The Department recommends APPROVAL of the Conditional Use for a residential Planned Unit 
Development, subject to the following conditions: 

1. This approval is subject to all standards for a residential planned unit development in AMC 
Title 21, the petitioner’s application, narrative, submittals, and the plans on file at the 
Planning Division. 

2. The applicant 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. 
This may occur at a later date to the Planning Department to forward on to the Planning 
and Zoning Commission, and may be submitted electronically for review. 

3. A notice of zoning action and a final approved site plan shall be filed with the State 
Recorder’s office. Proof of such shall be submitted to the Planning Department. 

 

FINDINGS FOR THE COMMISSION’S CONSIDERATION 

1. The Girdwood community has identified the lack of housing as an issue in the area.  

2. This project has been a priority of the Municipality for several years. 

3. The project proposes lot sizes ranging from approximately 6,500 to 48,000 square feet 
and the proposed subdivision includes 39 lots and 2 tracts. 

4. Site layout and access will be addressed in the subdivision case S12867 

5. The application meets the requirements of AMC 21.03.080D. Conditional Uses 

6. The application meets the requirements of AMC 21.07.110G. Conditional Use for a 
Residential Planned Unit Development.  

 

Reviewed by: Prepared by: 
 
 
 
______________________________ 
Mélisa R. K. Babb 
Planning Director 

 
 
 
_________________ 
Daniel Mckenna-Foster 
Long Range Planning Manager 

 

(Case 2026-0005; Parcel Number 075-311-06) 
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APPENDIX A: COMMENT RESPONSE TABLE 
Public Comment on 2026-0005 Staff Response 
Brooks Chandler 12/13/2025 12:49:28 PM 
 
The requested relief from density requirements is 
a good idea if fine tuned to increase housing 
affordability and the opportunities for people who 
live and work in Girdwood to obtain housing. 
Conditions advancing these goals should be the 
“quid quo pro” for allowing existing limits on 
density, lot size, etc. to be waived when 
approving the PUD/CUP. These conditions relate 
to the “construction, design, and placement of 
buildings, landscaping, streets, roadways, 
walkways, drainageways, and other site design 
features” of the proposed development. AMC 
21.07.110(G)(2). Background- Nearly twenty 
years ago Girdwood residents involved in 
adoption of the Crow Creek Neighborhood Land 
Use Plan foresaw housing affordability as a 
looming challenge. CCNLUP p. 33. What was on 
the horizon in 2006 is now directly in our faces. 
Both affordability and availability of housing (The 
2025 Girdwood Comprehensive Plan identified 
an “immediate workforce need” for 75 new 
housing units. GCP p.2-47), have been 
exacerbated by a boom in the short term rental 
business. “Roughly 83 percent of the new 
housing built in Girdwood in 2022 and 2023 is not 
being used as a primary residence by people 
who call Girdwood their home”. GCP p.2-55. The 
CCNLUP described Girdwood as a “mountain 
resort” community and said ““Some communities 
have found it helpful and/or necessary to 
implement systems that assure a certain amount 
of affordable housing is available for purchase or 
rental”. CCNLUP p.33. The CCNLUP suggested 
Girdwood emulate other mountain resort 
communities with programs for “employee 
restricted” housing. CCNLUP pp.33-34. 
Conditioning relief from density limits by requiring 
a portion of the higher density development to be 
focused on community workforce housing is now 
a feature of many mountain resort communities 
(Aspen, Vail, Breckenridge, Telluride, Park City, 
Teton County/Jackson, Whitefish). Continuing 
“business as usual” will continue the observed 
and documented adverse impacts of lack of 

As a regulation based on protecting the health, 
safety, and welfare, zoning should be clear, fair, 
and evenly applied. Using zoning as an instrument 
to extract localized benefits undermines regulatory 
certainty and transparency.  
 
 
 
1.Short term rentals are now easily regulated via 
AO 2025-114(S-2), which allowed STRs as a use 
in all zones in Girdwood. 
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Public Comment on 2026-0005 Staff Response 
available and affordable workforce housing in 
Girdwood. Conditioning approval of this 
development to decrease this adverse impact on 
the Girdwood “community-at-large” is within the 
discretion of the Commission. 21 AMC 
21.03.080(A), 21 AMC 21.03.080(D)(7). 
Proposed conditions.  
 
 
 
 
Brooks Chandler 12/13/2025 12:49:28 PM 
 
1. Future conveyances of each of Lots 8-11 of 
Block 1 shall contain a twenty year restrictive 
covenant previously approved by the Planning 
and Zoning Commission that requires each 
dwelling unit on these lots to be used only as the 
principal place of residence of at least one 
natural person who during the entire period of 
their occupancy of the Property earns his or her 
living by working at least 30 hours per week for a 
business or public institution located in and 
serving the Girdwood Valley Service Area. Basis 
for condition- see above discussion. Requiring 
restrictive covenants on 4 lots would mitigate the 
adverse impact of a recognized workforce 
housing shortage and increase consistency with 
the GCP. The exact form of the covenant should 
be reviewed in detail by the Commission. The 20 
year limit is suggested because it is not clear if 
this problem will persist forever. 

This type of provision is unenforceable.  

Brooks Chandler 12/13/2025 12:49:28 PM 
2. The uses of Block 2, Lots 1-3 are limited to 2 
family dwellings. Basis for condition- Duplexes 
are likely to be more affordable than single family 
homes. Specifying 3 lots as “duplex only” 
ensures developer’s stated intent for a “mixed” 
housing development is realized. The developer 
cannot control what type of house a buyer 
constructs. Without such a condition the 
development may not have any duplexes. 
Consistent with Girdwood Comprehensive Plan 
Policy H2.1. NOTE: While specific lots should be 
identified in the conditions whether the lots 
mentioned in these comments are the ones 
chosen is of secondary importance. And lot 
conditions could be combined such that the 

These restrictions have been addressed through 
the development agreement.  
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Public Comment on 2026-0005 Staff Response 
designated duplex lots double as the deed 
restricted properties. 
Brooks Chandler 12/13/2025 12:49:28 PM 
3. Prohibit the homeowner’s association from 
requiring design standards. [Alternatively prohibit 
HOA design standards from applying to the multi-
family lots. Basis for condition- Design standards 
can increase the costs of building a home. The 
Assembly has recently suspended application of 
design standards for residential construction. 
See, AMC 21.07.110(C)[multi-family]; 
21.07.110(D)(1)[single family and two family). 
The Commission should not allow the developer 
to impose design standards when current public 
policy has suspended requiring design 
standards. Whether existing Girdwood-specific 
design standards for future residential 
buildings/construction should be suspended for 
the Holton Hills development can be considered 
when addressing future building permits.  
 
 

3. The specifics of the homeowner's association 
will be reviewed by the PZC and HLB, and 
determined via agreement between HLB and the 
developer. Per 21.01.060, Title 21 
 
"… is not intended to revoke or repeal any 
easement, covenant, or other private agreement. 
However, where the regulations of this title are 
more restrictive or impose higher standards or 
requirements than such easement, covenant, or 
other private agreement, then the requirements of 
this title shall govern. Nothing in this title shall 
modify or repeal any private covenant or deed 
restriction, but such covenant or restriction shall 
not excuse any failure to comply with this title. In 
no case shall the municipality be obligated to 
enforce the provisions of any easements, 
covenants, or agreements between private 
parties." 

Brooks Chandler 12/13/2025 12:49:28 PM 
4. Require the proposed homeowner’s 
association to “submit for review by the 
commission the articles of incorporation and 
bylaws of any such association prior to the sale 
of any property”. Basis for condition. Required by 
code. The application contains a general 
description only. 

This action is included as a condition of approval in 
order to follow code.  

Brooks Chandler 12/13/2025 12:49:28 PM 
5. Prior to sale of any lots require the developer 
to relocate the Iditarod Trail at the developer’s 
sole expense. Basis for condition- Ensure 
relocation indicated on preliminary plat is 
accomplished before any lots are sold. 

The Iditarod Trail will be accommodated through 
the platting conditions of S12867. 

Brooks Chandler 12/13/2025 12:49:28 PM 
6. One of Lots 12 or 13 must be conveyed to a 
Girdwood housing trust or non-profit for the 
purposes of developing community housing for 
residents. Basis for condition- AO 2023-037 
Sec.1(D). 

These stipulations have been addressed through 
the development agreement. Reference to AO is 
unclear/not valid. 

Brooks Chandler 12/13/2025 12:49:28 PM 
7. Unless both multi-family lots are conveyed to a 
Girdwood housing trust or non-profit one of the 
following lots must be conveyed to a Girdwood 
housing trust or non-profit for the purposes of 
developing community housing for residents: a. 

These stipulations have been addressed through 
the development agreement. Reference to AO is 
unclear/not valid. 
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Lots 1-11 , Block 1 b. Lots 1-19, Block 2 c. Lots 
1-9, Block 3 Basis for condition- AO 2023-037 
Sec.1(D). 
Brooks Chandler 12/13/2025 12:49:28 PM 
8.  Any person seeking to develop lots must 
submit applications for land use entitlements to 
the Girdwood Board of Supervisors for review 
prior to seeking official action by the designated 
decision-making body. Basis for condition- AO 
2023-037 Sec. 1(C). 

The Department provided GBOS notice via agency 
review for this case. Reference to AO is 
unclear/not valid. 

GBOS Resolution 2025-22 
 
1. The Conditional Use Permit to be denied 
pending completion of a land use study, as 
required by Anchorage Municipal Code section 
25.40.025 
 
2. Add a Plat note to Block 1 lot 12 and Block 1 
lot 13 requiring their transfer to a Girdwood non-
profit for development of community housing per 
AO 2023-037 
 
3. Add a Plat Note to three (3) lots, specified as 
Block 1 lot 1, Block 1 Lot 2 and Block 1 Lot 3 
limiting their use to only 2-family (duplex 
dwellings) 
 
4. Require all future conveyances of each of four 
(4) lots (to be specified by the Planning and 
Zoning Commission) to include a 30-year 
restrictive covenant that each dwelling unit 
constructed on these lots be used only as the 
principal place of residence of at least 1 person, 
who during the entire period of their occupancy of 
the property earns their living by working at least 
30 hours per week for a business or public 
institution located in and servicing the Girdwood 
Valley Service Area. 
 
 

1. AMC 25.40.025 speaks to a requirement of the 
HLB disposal process, not the CUP/PUD.  
 
2. These items were addressed in the development 
agreement. 
 
3. These items were addressed in the development 
agreement. 
 
4. This stipulation is unenforceable. 

GBOS Resolution 2025-23 
 
1. Establish a realignment of the Girdwood 
Middle Iditarod National Historic Trail through 
Phase 1 in consultation with Girdwood Valley 
Service Area 
 
 

1. Trail easement provided in the subdivision case 
 
2. Trail easement platted.  
 
3. Platting conditions will address trail 
improvements. 
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2. Plat of the realigned trail with a 25' non-
disturbance easement either side of the 
centerline 
 
3. Perform any resultant trail improvements in 
accordance with the established practices in the 
Girdwood Trails Master Plan (2024) and 
Girdwood Trails Management Plan (2020) 
 
 
GBOS Resolution 2025-20 
 
Girdwood Board of Supervisors support the 
reduction of light pollution within Holtan Hills 
through the use of dark sky friendly street lights, 
similar to the lighting on Verbier Way in 
Girdwood, along with an overall dark sky friendly 
policy for private residences within the 
development. 

Comment acknowledged. 
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MEMORANDUM 
 

 

 

DATE: December 10, 2025 

TO: Elizabeth I. Appleby, AICP, Manager & Platting Officer, Planning 
Department, Current Planning Division 

FROM: Kaleigh Jones, Engineering Technician III, Planning Section, AWWU 

RE: Zoning Case Comments 
Decision date:   January 5, 2026 
Agency Comments due: December 8, 2025 (extension requested) 

 
AWWU has reviewed the materials and has the following comments: 
 
2026-0005 Tract 1 Holtan Hills Subdivision (Plat 2024-18) - Request for Conditional 

Use for a Residential Planned Unit Development. 

 

Please see additional comments in related Plat Case S12867. 

 

1. Holtan Hills Tr 1 is considered benefitted by the 16-inch water transmission main 
currently located within an Intragovernmental Use Permit.  The water main will be 
located within the proposed 60-foot Holtan Hills Drive Right-of-Way after 
completion of the platting action.   
 

2. AWWU sewer service is not available within current Tr 1. Please coordinate with 
AWWU Private Development for a sewer main extension. 
 

3. AWWU has no objections to this Residential Planned Use Development. 

 
If you have any questions pertaining to public water or sewer, please call (907) 564-2739 
or send an e-mail to landuse@awwu.biz.  
 

mailto:landuse@awwu.biz
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Kimmel, Corliss A.

From: Walters, Michael S.
Sent: Tuesday, December 9, 2025 10:29 AM
To: Blake, Lori A.; Kimmel, Corliss A.
Subject: Zoning Case Request for Reviewing Agency Comments

 
Right of Way has reviewed the following zoning cases and have no comments: 
 
2025-0143 
2025-0145 
2025-0147 
2026-0004 
2026-0005 
 
Michael S Walters 
Senior Plan Reviewer  
Right of Way Section  
michael.walters@anchorageak.gov 
Office:907-343-8226 
Cell: 907-727-7637 
Fax: 907-249-7910 

 
 



 

 
Municipality of Anchorage 
Project Management and Engineering 

MEMORANDUM 
 
  

 
DATE:  December 8, 2025 

TO: Elizabeth Appleby 

FROM: Kyle Cunningham 

SUBJECT: Cases 2026-0005 & S12867: Comments from Watershed Management 

Services. 

Watershed Management Services (WMS) has the following comments for the January 5, 
2026 Planning and Zoning Commission hearing: 
 

• 2026-0005 - Tract 1 Holtan Hills Subdivision (Plat 2024-18); 
o Based on the plans submitted this project likely qualifies as a “Large” project 

as per Section 3 of the Anchorage Stormwater Manual (DCM Ch.2).  How will 
the project satisfy the stormwater treatment and extended detention 
requirements of Section 3? (i.e., Water Quality Treatment Sec. 3.3.2.1, 
Extended Detention Sec. 3.3.2.2, and Detention and Peak Flow Control Sec. 
3.3.2.4 and 3.3.2.5. 

o If the application of Green Infrastructure for this project is deemed infeasible, 
please provide a Green Infrastructure Feasibility Form (DCM Ch.2 Appendix 
L) stating the constraining elements that prevent the use of or severely 
restrict the overall function and benefit of Green Infrastructure techniques 
(DCM Ch.2 Sec. 3.3.2.1). 

o Prior to recording a final plat, resolve with Private Development the need for 
and location of drainage easements.  This is needed to allow existing 
drainage patterns to cross the new property lines and to allow for future 
drainage improvements to connect to the best reasonable public storm drain 
system. 

 
• S12867 - Tract 1, Holtan Hills Subdivision (Plat 2024-18); 

o Based on the plans submitted this project likely qualifies as a “Large” project 
as per Section 3 of the Anchorage Stormwater Manual (DCM Ch.2).  How will 
the project satisfy the stormwater treatment and extended detention 
requirements of Section 3? (i.e., Water Quality Treatment Sec. 3.3.2.1, 



Extended Detention Sec. 3.3.2.2, and Detention and Peak Flow Control Sec. 
3.3.2.4 and 3.3.2.5. 

o If the application of Green Infrastructure for this project is deemed infeasible, 
please provide a Green Infrastructure Feasibility Form (DCM Ch.2 Appendix 
L) stating the constraining elements that prevent the use of or severely 
restrict the overall function and benefit of Green Infrastructure techniques 
(DCM Ch.2 Sec. 3.3.2.1). 

o Prior to recording a final plat, resolve with Private Development the need for 
and location of drainage easements.  This is needed to allow existing 
drainage patterns to cross the new property lines and to allow for future 
drainage improvements to connect to the best reasonable public storm drain 
system. 
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DATE: December 10, 2025 

TO: Elizabeth I. Appleby, AICP, Manager & Platting Officer, Planning 
Department, Current Planning Division 

FROM: Kaleigh Jones, Engineering Technician III, Planning Section, AWWU 

RE: Zoning Case Comments 
Decision date:   January 5, 2026 
Agency Comments due: December 8, 2025 (extension requested) 

 
AWWU has reviewed the materials and has the following comments: 
 
2026-0005 Tract 1 Holtan Hills Subdivision (Plat 2024-18) - Request for Conditional 

Use for a Residential Planned Unit Development. 

 

Please see additional comments in related Plat Case S12867. 

 

1. Holtan Hills Tr 1 is considered benefitted by the 16-inch water transmission main 
currently located within an Intragovernmental Use Permit.  The water main will be 
located within the proposed 60-foot Holtan Hills Drive Right-of-Way after 
completion of the platting action.   
 

2. AWWU sewer service is not available within current Tr 1. Please coordinate with 
AWWU Private Development for a sewer main extension. 
 

3. AWWU has no objections to this Residential Planned Use Development. 

 
If you have any questions pertaining to public water or sewer, please call (907) 564-2739 
or send an e-mail to landuse@awwu.biz.  
 

mailto:landuse@awwu.biz
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Kimmel, Corliss A.

From: Walters, Michael S.
Sent: Tuesday, December 9, 2025 10:29 AM
To: Blake, Lori A.; Kimmel, Corliss A.
Subject: Zoning Case Request for Reviewing Agency Comments

 
Right of Way has reviewed the following zoning cases and have no comments: 
 
2025-0143 
2025-0145 
2025-0147 
2026-0004 
2026-0005 
 
Michael S Walters 
Senior Plan Reviewer  
Right of Way Section  
michael.walters@anchorageak.gov 
Office:907-343-8226 
Cell: 907-727-7637 
Fax: 907-249-7910 

 
 



 

 
Municipality of Anchorage 
Project Management and Engineering 

MEMORANDUM 
 
  

 
DATE:  December 8, 2025 

TO: Elizabeth Appleby 

FROM: Kyle Cunningham 

SUBJECT: Cases 2026-0005 & S12867: Comments from Watershed Management 

Services. 

Watershed Management Services (WMS) has the following comments for the January 5, 
2026 Planning and Zoning Commission hearing: 
 

• 2026-0005 - Tract 1 Holtan Hills Subdivision (Plat 2024-18); 
o Based on the plans submitted this project likely qualifies as a “Large” project 

as per Section 3 of the Anchorage Stormwater Manual (DCM Ch.2).  How will 
the project satisfy the stormwater treatment and extended detention 
requirements of Section 3? (i.e., Water Quality Treatment Sec. 3.3.2.1, 
Extended Detention Sec. 3.3.2.2, and Detention and Peak Flow Control Sec. 
3.3.2.4 and 3.3.2.5. 

o If the application of Green Infrastructure for this project is deemed infeasible, 
please provide a Green Infrastructure Feasibility Form (DCM Ch.2 Appendix 
L) stating the constraining elements that prevent the use of or severely 
restrict the overall function and benefit of Green Infrastructure techniques 
(DCM Ch.2 Sec. 3.3.2.1). 

o Prior to recording a final plat, resolve with Private Development the need for 
and location of drainage easements.  This is needed to allow existing 
drainage patterns to cross the new property lines and to allow for future 
drainage improvements to connect to the best reasonable public storm drain 
system. 

 
• S12867 - Tract 1, Holtan Hills Subdivision (Plat 2024-18); 

o Based on the plans submitted this project likely qualifies as a “Large” project 
as per Section 3 of the Anchorage Stormwater Manual (DCM Ch.2).  How will 
the project satisfy the stormwater treatment and extended detention 
requirements of Section 3? (i.e., Water Quality Treatment Sec. 3.3.2.1, 



Extended Detention Sec. 3.3.2.2, and Detention and Peak Flow Control Sec. 
3.3.2.4 and 3.3.2.5. 

o If the application of Green Infrastructure for this project is deemed infeasible, 
please provide a Green Infrastructure Feasibility Form (DCM Ch.2 Appendix 
L) stating the constraining elements that prevent the use of or severely 
restrict the overall function and benefit of Green Infrastructure techniques 
(DCM Ch.2 Sec. 3.3.2.1). 

o Prior to recording a final plat, resolve with Private Development the need for 
and location of drainage easements.  This is needed to allow existing 
drainage patterns to cross the new property lines and to allow for future 
drainage improvements to connect to the best reasonable public storm drain 
system. 
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Kimmel, Corliss A.

From: LaFrance, Paul J.
Sent: Thursday, December 4, 2025 9:25 AM
To: Kimmel, Corliss A.; Blake, Lori A.
Cc: Hatcher, Paul A.; Odell, Shawn M.
Subject: 2026-0005 & S12867 (Holtan Hills) Review Comments
Attachments: S12867-Holtan Hills.doc

Case No. 2026-0005 
Private Development has no comments/objections to the Conditional Use for a PUD for Case No. 2026-
0005. 
 
S12867 
Attached are Private Development’s review comments for S12867. Shawn – let me know if I missed 
anything. 
 
Thanks, 
 
Paul LaFrance, PE 
Private Development Engineer 
Development Services Department 
Municipality of Anchorage 
(907) 343-8310 
 
From: Stewart, Gloria I. <gloria.stewart@anchorageak.gov>  
Sent: Monday, November 17, 2025 3:39 PM 
Cc: Stewart, Gloria I. <gloria.stewart@anchorageak.gov> 
Subject: 2025-0143,0145,0147; 2026-0004,0005; S12867 Request for Reviewing Agency Comment 
 
Hello all.  Attached please find our Routing Coversheets for the above referenced cases (Rezones, Conditional Use for 
PUD & Long Plat), all of which are scheduled as Public Hearings before the Planning and Zoning Commission on 
00/05/26.  Routing Materials can be viewed by clicking on the links below, scrolling to bottom of page and selecting 
Reviewing Agency Routing preceded by the case number 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. 
 
2025-0143            https://www.muni.org/CityViewPortal/Planning/Status?planningId=18338. 
 
2025-0145            https://www.muni.org/CityViewPortal/Planning/Status?planningId=18340. 
 
2025-0147            https://www.muni.org/CityViewPortal/Planning/Status?planningId=18342. 
 
2026-0004            https://www.muni.org/CityViewPortal/Planning/Status?planningId=18351. 
 
2026-0005            https://www.muni.org/CityViewPortal/Planning/Status?planningId=18352. 
 
S12867                  https://www.muni.org/CityViewPortal/Planning/Status?planningId=18353. 
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“Keep Alaska Moving through service and infrastructure.” 
 
 
 

Department of Transportation and 
Public Facilities  

 
Program Development and Statewide Planning 

Anchorage Field Office 
 

4111 Aviation Avenue 
P.O. Box 196900 

Anchorage, AK 99519-6900 
Main number: 907-269-0520 

Fax number: 907-269-0521 
Website: dot.alaska.gov 

 
November 26, 2025 
 
Elizabeth Appleby, Current Planning Manager 
MOA, Community Development Department 
Planning Division 
P.O. Box 196650 
Anchorage, Alaska 99519-6650 

 
  [Sent Electronically] 
 

Re: MOA Zoning Case Review 
 

Dear Ms. Appleby: 
 

The Alaska Department of Transportation and Public Facilities (DOT&PF) has reviewed the following 
zoning cases and has no comments: 

• 2025-0140 – 13688 Canyon Road – Dimensional Variance 
• 2025-0143 – 4010 Piper Street Rezone 
• 2025-0145 – 1235 Contrary Court Rezone 
• 2025-0147 – Toloff / Golovin Lot Rezone 
• 2026-0003 – Title 21 Amendment to Increase Flexibility for Agricultural and Food 

Production uses in the Anchorage Bowl 

The Alaska Department of Transportation and Public Facilities (DOT&PF) has reviewed the following 
zoning cases and has the following comments: 

• 2026-0004 – Rhone Circle – Lot 64 Block 2 Rezone 
o No objection to the proposed rezone 
o Applicant should be aware that DOT&PF has a project at the New Seward Highway and 

36th Avenue that may affect access to Rhone Circle from 36th Avenue.  Project 
information and contacts can be found at the DOT&PF project website: 
https://www.36thinterchange.com/  
 

• 2026-0005 – Holton Hills Conditional Use PUD 
o No objection to the proposed Conditional Use to create a residential planned unit 

development. 

https://www.36thinterchange.com/


 

o DOT&PF recommends the PUD should include pedestrian accommodations on all 
subdivision roads.   

o DOT&PF recommends at a minimum pedestrian level lighting on subdivision roads and 
intersections. 

o DOT&PF recommends internal Public Use Easement(s) for pedestrian access between 
Holton Hills Circle and Holton Hills Road.  As an example, a PUE between Lots 3 and 4, 
Block 3 and Lots 4 and 5, Block 2, would allow for a more direct route to Girdwood 
Elementary as a safe route to school for this subdivision. 
 

• 2026-0006 – 9120 Elim Street – Land Use Map Amendment 
o No objection to the proposed land use change. 
o Applicant should be aware DOT&PF has a pavement preservation project on Abbott 

Road that may affect future access to Elim St.  Please contact project manager Julia 
Hanson if you have questions, julia.hanson@alaska.gov.  
 

• 2026-0007 – 9120 and 9130 Elim Street – Zoning Map Amendment 
o No objection to the proposed zoning change 
o Applicant should be aware DOT&PF has a pavement preservation project  on Abbott 

Road that may affect future access to Elim St.  Please contact project manager Julia 
Hanson if you have questions, julia.hanson@alaska.gov.  

All properties accessing DOT&PF roads must apply to Right-of-Way for a driveway permit, subject to 
provisions listed in 17 AAC 10.020. Any previously issued driveway permits become invalid once the 
property undergoes a platting action and must be reissued. 

We recommend the petitioner verify all section line easements and DOT&PF road rights-of-way 
adjacent to their property. For assistance, the petitioner may contact the Engineering group within the 
Right of Way section in DOT&PF at (907) 269-0700. The petitioner is liable to remove any 
improvements within the easements and rights-of-way that impede the operation and maintenance of 
those facilities even if they are not shown on the plat, so it is in the petitioner’s best interest to identify 
the exact locations and widths of any such easements or rights-of-way before they improve the property. 

If any section line easements or road rights-of-way exist within the bounds of their plat, we recommend 
the petitioner dedicate them. If there is an existing right-of-way or easement, the petitioner is unable to 
develop that portion of the property yet continues to pay property taxes on it; dedicating will remove 
that cost to the petitioner. 

If there are any questions regarding these comments please feel free to contact me at (907) 269-0522 or 
mark.eisenman@alaska.gov.  

Sincerely, 

 
Mark Eisenman 
Anchorage Area Planner, DOT&PF 
cc:  

Sean Baski, P.E., Highway Design Group Chief, DOT&PF 
Gabe Kutcher, Acting Property Management Supervisor CR, Right of Way, DOT&PF 
Corliss Kimmel, Office Associate, Current Planning, MOA 
Lori Black, Office Associate, Current Planning, MOA 
Devki Rearden, Engineering Associate, DOT&PF 
Anna Bosin P.E, Traffic & Safety Engineer, DOT&PF 

mailto:julia.hanson@alaska.gov
mailto:julia.hanson@alaska.gov
mailto:mark.eisenman@alaska.gov




MUNICIPALITY OF ANCHORAGE 

Development Services Department Phone: 907 343-8466  
Addressing email: addressing@muni.org Fax: 907 249-7868     
  
 

Mayor Suzanne LaFrance 
 

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

2026-0005, Conditional Use for PUD 075-0311-06-000 Tract 1 Holtan Hills (Plat 2024-18) 
 

a. In the platted area: 
i. Change street name type. Proposed street configuration for “Holton Hills Rd” is such that it would be 

better identified as “Holton Hills Drive.” 
ii. Change street name. Proposed street name of “Holton Hills Circle” is not unique and will need its own 

new unique street name to differentiate it from “Holton Hills Drive.” 
 
 
Regards, 
 
Todd Burns 
MOA Addressing 
907.343.8244 
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