
PLANNING DEPARTMENT 
CURRENT PLANNING STAFF ANALYSIS 

PLATTING 

DATE: January 5, 2026 

CASE: S12867 
Holtan Hills Subdivision, Phase I,  
Lots 1 through 19, Block 1, Lots 1 through 11, Block 2, Lots 
1-9, Block 3, and Tracts 1A and 1B

REQUEST: Subdivision of one (1) tract into thirty-nine (39) lots and two 
(2) tracts with the following variances:

Variance 1: AMC 21.08.030L.1., Lot Frontage and Access- 
All lots shall have frontage on a street 

Variance 2: AMC 21.08.040A.1., Dedication of Streets- 
All street rights-of-way shall be dedicated to the public 

Variance 3: AMC 21.08.030F.6., Cul-de-sacs to exceed 600 
feet 

RECOMMENDATION: Approval of the Plat, Phasing Plan, and Variances 1, 2, 3 

PETITIONER: 
REPRESENTATIVE: 

CY Investments, LLC 
Tony Hoffman, The Boutet Company, Inc. 

COMMUNITY COUNCIL: Girdwood Board of Supervisors 

TAX IDENTIFICATION: 075-311-06-000

UNDERLYING PLAT: 2024-18 

GRID: SE4517 

SITE 
  Area: ± 16.13 acres 
  Utilities: Public water, public sanitary sewer, and on-site wells 
  Topography: Sloping southeast 
  Vegetation: Natural, undeveloped properties 

ZONING: GOS (Girdwood Open Space) District,  
GIP (Girdwood Institutions & Parks),  
gR-3 (Single-Family/Two-Family Residential) District. 

COMPREHENSIVE PLAN 
    Land Use Classification: “Moderate-Intensity Residential”, Public Lands & Institutions 

and Open Space” per the Girdwood Comprehensive Plan 



SURROUNDING AREA 
 NORTH EAST SOUTH WEST 
Zoning: GOS/gR-3 GOS GOS/GIP GOS 
Land Use: Open Space/ 

Residential 
Open Space Open Space/ 

School 
Open Space 

 
ATTACHMENTS 
1. Parcel Boundary Maps 
2. Application 
3. Comments 
4. Iditarod Trail Background 

 
PROPERTY AND RELATED HISTORY 
11-01-05 
 

Zoning 
 
 

Property zoned GOS (Girdwood Open Space) District, GIP 
(Girdwood Institutions & Parks), gR-3 (Single-Family/Two-
Family Residential) District. 2005-81(s). 
 

5-02-24 Plat Holtan Hills Subdivision Tracts 1-5. 
 
 
REQUEST 
 
This is a preliminary plat request to subdivide one (1) tract into thirty-nine (39) lots and two (2) 
tracts. The requested preliminary plat includes a two-part phasing plan which, in combination, will 
provide 39 lots for future residential development in Girdwood as part of a development 
agreement between the petitioner and the Municipality of Anchorage.  
 
The preliminary plat request also includes a request for variances from AMC 21.08.030L.1., Lot 
Frontage and Access, AMC 21.08.040A.1., Dedication of Streets, and AMC 21.08.030F.6., Cul-
de-sacs. Approval of the variances would permit deviation from requirements for all lots to have 
frontage on a street, from requirements for dedication of all street rights-of-way to the public, and 
from requirements limiting cul-de-sacs to 600 feet in length. All of the variances are related to the 
proposed Tract 1B.  
 
The petitioner proposes to build out Tract 1B as a private drive named Holtan Hills Circle. The 
tract will be a dedicated 50-foot-wide private access tract that will provide physical access to Lots 
1 through 9 in Block 3, and possibly Lots 12 and 13 in Block 1. The homeowners association will 
maintain the private road constructed in the access tract and the tract will not be dedicated public 
right-of-way. The access tract will allow for more compact placement of structures than a standard 
right-of-way dedication, lessening disturbance to the steep slopes and to subsurface water and 
reducing long-term maintenance costs for the municipality.  
 
Tract 1A is an open space tract included for wetland protection purposes, and the thirty-nine (39) 
lots will be developed as residential lots.  
 
A separate case, Case 2026-0005, is running concurrently with this case and is a request for a 
conditional use for a planned unit development on this property. 



AGENCY COMMENTS 
 
None of the reviewing agencies had any objections to the plat or the variances. Agency requests 
for plat notes and other advisory comments are as documented in Attachment 3: Comments, and 
are summarized and discussed below in the Staff Analysis section. Also discussed below are 
platting and design requirements per Anchorage Municipal Code, as noted by several of the 
agencies.  
 
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 five comments in response (see Attachment 3: 
Comments). Comments regarding the platting action were also submitted for concurrent Case 
2025-0005 for the conditional use for the Planned Unit Development and are available in staff 
report attachments for Case 2025-0005. None of the public comments recommended immediate 
approval of the plat, but rather requested denial of the plat or a pause for revision, further analysis, 
or redesign. Some of the comments concerned the historic Iditarod Trail and RS2477 trail 
easement requirements (see Attachment 3: Comments and Attachment 4: Iditarod Trail 
Background). See Appendix A at the end of this document for a comment response table to public 
comments. 
 
STAFF ANALYSIS 
 
The petition site is located north of the intersection of Hightower Road and Holtan Hills Road. In 
2025, the Municipality of Anchorage completed construction of an access road to the petition site 
that consisted of 1,300 feet of paved road, sidewalk, and curb improvements. 
 
The proposed development will create 39 residential lots, including two lots for multi-family 
housing, an internal tract for wetlands conservation, and an additional tract for a private street cul-
de-sac. The majority of the subject property is zoned gR-3 (single-family/two-family residential) 
district. The concurrent request (see Case 2026-0005) for a conditional use for a residential 
planned unit development (PUD) would allow for an increased residential density and a more 
efficient mix and higher density land use, with considerations for wetlands, streams, bedrock, and 
steep terrain. The proposed subdivision plat reflects the proposed PUD lot configurations and 
sizes, ranging between 6,500 and 48,000 square feet. The PUD flexibility allows the petitioner to 
provide a variety of lot sizes and configurations not constrained by a set minimum size. 
 
Road Improvements and Dedications 
 
The proposed subdivision has access to Hightower Road, a collector roadway in the Official 
Streets and Highways Plan (OS&HP). The proposed Holtan Hills Road would be a local road, with 
alignment at the intersection of Hightower Road. The Department does not recommend 
improvements to Hightower Road. 
 



MOA Traffic Engineering determined that the trip generation from this development 
(approximately 600 trips per day) would not trigger the need for a traffic impact analysis (TIA). It 
will be a requirement of the plat to dedicate 60 feet of right-of-way and construct the remainder of 
Holtan Hills Road as a strip-paved road, in accordance with AMC 21.09.070F.5.  
 
Holtan Hills Circle is located within Tract 1B. Private Development and Traffic Engineering 
recommend that Tract 1B consist of a 50-foot-wide dedicated corridor for the private street with a 
50-foot radius dedication for the cul-de-sac bulb. The petitioner shall construct Holtan Hills Circle 
as a 20 to 22-foot-wide, strip-paved road, in accordance with AMC 21.09.070F.5, with 3.5 to 5-
foot shoulders, ditches, and with a 39.5-foot radius cul-de-sac. This will include minimum 
horizontal curve radius of 150 feet per Table 1-9 of the Design Criteria Manual (DCM). 
 
Final plat approval is contingent upon the petitioner entering into a subdivision agreement with 
Private Development for the required public improvements. The improvements shall be as 
recommended by the departments. This agreement shall also include a comprehensive site 
grading and drainage plan. Any required drainage improvements shall follow the most current 
Design Criteria Manual (DCM) and the Drainage Design Guidelines (DDG).  
 
Drainage 
 
In their comments, WMS requested resolution with Private Development regarding the need for 
and location of drainage easements. WMS also requested the project design satisfy stormwater 
treatment and extended detention requirements. These comments are incorporated into the 
conditions of approval for this preliminary plat. 
 
Iditarod Trail 
 
The Iditarod 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 Girdwood Trails 
Plan identifies the Historic Iditarod Trail as Existing Class 3 (Developed). In 2010, the Municipality 
of Anchorage determined that while the original Iditarod Trail was subject to a 100-foot easement, 
the original alignment followed the Crow Creek Road right-of-way and is not the current alignment 
of the trail. The Municipality determined that the existing alignment is subject to a 50-foot-wide 
easement (25 feet each side of centerline). The existing portion of the trail shown on the plat as 
“Existing Iditarod Trail” is not subject to any RS2477 provisions. See Attachment 4 for the 
determination letter, dated February 11, 2010.  
 
The proposed plat would maintain the majority of the existing trail alignment in its current location 
and would realign a small segment of the trail, approximately 300 feet in length, to accommodate 
lot development in a portion of Lots 4 through 11.  
 
Staff recommends a 25-foot trail easement on each side of the existing Iditarod Trail for a width 
of 50 feet in total, as shown along the eastern boundary of the subdivision for Lots 1 through 11. 
A recommended condition of the preliminary plat approval is for the petitioner to work with the 
Municipality, Girdwood Trails Committee, and Chugach National Forest staff, along with the 
affected users, to ensure the trail location within the provided easement is appropriate for the use 
and in alignment with the Girdwood Trails Plan (2024). The petitioner shall also coordinate with 
Girdwood Parks & Recreation on the type and location of trail signage.  
 



Conformance with Adopted Plans 
  
In addition to the stated Goals and Policies found in the Planned Unit Development Conditional 
Use staff report, this preliminary plat conforms with the petition site’s land use classification and 
the elements of the comprehensive plan applicable to this area. The plat is consistent with Goals 
E.2. and E.3. in the 2025 Girdwood Comprehensive Plan: 
 
Goal E.2. Economic development in Girdwood is compatible with the natural environment. 
 
The subdivision ensures adequate utilities and facilities while providing consideration of open 
space needs, protecting sensitive natural areas, such as wetlands, habitat, and riparian corridors.  
 
Goal E.3.: Development that is sensitive to and enhances the natural environment. 
 
The development of this subdivision is in keeping with the context of the surrounding environment. 
The layout preserves the valuable wetlands, provides access to open space tracts, and minimizes 
the amount of site disturbance for cut and fill for roads and site work with the associated variances.  
 
Variance Requests 
 
Variance 1: Requested Variance from 21.08.030L.1. Lot Frontage and Access 
The petitioner is requesting a variance from AMC 21.08.030L.1., Lot Frontage and Access - All 
lots shall have frontage on a street.  
 
Variance 2: Requested Variance from 21.08.040A Dedication of Streets 
The petitioner is requesting a variance from AMC 21.08.040A.1., Dedication of Streets- all street 
rights-of-way shall be dedicated to the public. to avoid dedicating right-of-way west of proposed 
Holtan Hills Circle that would otherwise be a requirement (approximately 50’ wide by 670’ long). 
 
Variance 3: Requested Variance from 21.08.030F.6.a Cul-de-sacs 
The petitioner is requesting a variance from AMC 21.08.030F.6.a Cul-de-sacs to allow the Holtan 
hills Circle to exceed 600 feet in length. The proposed cul-de-sac length measured from the 
centerline of Holtan Hills Road to the center of the cul-de-sac bulb of Holtan Hills Circle is 
approximately 670 feet. 
 
Discussion 
Approval of Variances 1 and 2 would allow Holtan Hills Circle to remain a private road within 
access Tract 1B; the residential lots adjacent to Tract 1B would then front this private road instead 
of a public street. The homeowners association would be responsible for maintenance of the 
private roadway within Tract 1B. 
 
Variance 3 is required, because while the proposed Planned Unit Development allows changes 
to density, lot size, uses, dimensional standards, and design standards, Chapter 8 Subdivision 
Standards are still applicable for cul-de-sac length.  



Subdivision Variance Approval Criteria from AMC 21.03.240G.3. 
 
The application must state with particularity the relief sought and must specify the facts or 
circumstances that are alleged to show that the application substantially meets the following 
standards. Those standards are assessed for each variance below: 
 
a. There are special circumstances or conditions affecting the property such that the 

strict application of the provisions of the subdivision regulations would clearly be 
impractical, unreasonable, or undesirable to the general public. 
 
The standard is met for both variances 1 and 2. 
 
There are special circumstances that strict application of the subdivision regulations would 
be undesirable to the general public. The steep slopes on portions of the property limit the 
location of structures and utilities. The location and design of the private road will minimize 
the site disturbance envelopes for structures and slope disturbance. The road will also 
manage drainage and avoid adverse drainage impacts by reducing the amount of cut and 
fill and re-contouring of the slopes for the road. The Traffic Engineering Department, 
Private Develop Department, and Right of Way Section support the requested variances.  
 
The standard is met for variance 3 (cul-de-sac length). 
 
There is no right-of-way connection available south of the property to the Girdwood 
Elementary School Subdivision. Connecting the proposed Holtan Hills Circle to Holtan 
Hills Road would require a grade greater than 20%. This would exceed the maximum 
grade allowed in the Design Criteria Manual (DCM) of 10%.  
 
The topography and site constraints require the proposed cul-de-sac to take primary 
vehicle access from the northern end of the subdivision along Holtan Hills Road while 
routing the cul-de-sac along the western side of the property and south due to topography 
and the natural bench feature. There is no reasonable alternative to reduce the cul-de-sac 
length from 670 feet to 600 feet or less. Strict application of the subdivision regulations 
would be impractical and undesirable to the general public, as it would require massive 
grading and land disturbance to connect through. Shortening the cul-de-sac length would 
also result in fewer residential lots. The safest road design for development is the 
proposed design which requires the variance. 
 

b. The granting of the specific variance will not be detrimental to the public welfare or 
injurious to other property in the area in which such property is situated. 

 
The standard is met for both variances 1 and 2. 
 
Granting the variances will not be detrimental to the public or injurious to other property 
owners in the area. The homeowners association will privately maintain the road 
improvements. The private maintenance of the cul-de-sac is desired due to the topography 
of the street and control of efficient snow plowing and sanding for fast response times.  
 
The standard is met for variance 3 (cul-de-sac length). 
 



This variance would not adversely affect public welfare or negatively affect properties in 
the vicinity. There are no residences adjacent to the proposed subdivision, and this 
variance does not impact the school property. Granting approval of the variance will 
provide a road for the subdivision that both adequately serves the neighborhood and 
accommodates emergency response vehicles. This subdivision design appears to provide 
for safe vehicular and pedestrian circulation. 
 

c. Such variance will not have the effect of nullifying the intent and purpose of the 
subdivision regulations or the comprehensive plan of the municipality. 

 
 The standard is met for both variances 1 and 2.  
 
 The proposed private road street design provides for compact development is necessary 

with steep slope and other environmental considerations. Maintenance of the private road 
will be to public standards through a homeowners association. It will not conflict with the 
orderly expansion of the public street system or emergency vehicle response. The intent 
of the subdivision regulations is met and the proposed subdivision will not have the effect 
of nullifying the applicable subdivision regulations. All lots within this subdivision will have 
access via the private road (Holtan Hills Circle). The variance request will reduce the 
disturbance envelop, including the amount of cut and fill for the reduced road right-of-way. 

 
The standard is met for variance 3 (cul-de-sac length). 

 
 The intent of this section is to discourage cul-de-sacs that are excess in length for safety 

reasons to facilitate safe and effective access to the proposed lots. The proposed Holtan 
Hills Subdivision cul-de-sac exceeds the standard by 70 feet (or 11%), which appears to 
be the minimum additional length required to provide access and not create a loss of lots. 
This design appears to be a reasonable alternative due to topographical features and 
right-of-way constraints associated with the property.  

 
 The variance request is consistent with Goal E2 of the Girdwood Comprehensive Plan – 

Economic Development in Girdwood is compatible with natural environment. Approval of 
the variance will allow for a smaller road footprint serving the subdivision coupled with 
longer cul-de-sac construction with less disturbance to the bedrock slopes and a lesser 
likelihood of subsurface water disturbance.  

 
d. Undue hardship would result from strict compliance with specific provisions or 

requirements of the subdivision regulations. The applicant may supplement the 
form with supporting documents. 
 
The standard is met for both variances 1 and 2.  
 
Undue hardship would result from strict compliance with the subdivision regulations. The 
property would be unfeasible to develop with strict compliance with the subdivision 
regulations. The topography of the property limits design options for access, road design, 
placement of homes, and utilities to a confined area of land. Granting the variances will 
enhance the maximum potential use of the property.  
 
The standard is met for variance 3 (cul-de-sac length). 



 
Undue hardship would result from strict compliance with the subdivision regulations. 
Denial of this variance would affect the property and strict compliance of the subdivision 
regulations would greatly increase the development footprint and site disturbance 
envelope for a secondary connection to Holtan Hills Road. Creating a shorter cul-de-sac 
would reduce the number of residential lots or create other variances to the subdivision 
for flag-lot length (AMC 21.08.030K.5.). The natural topography is too steep on the 
southeast end of the subdivision to connect to Holtan Hills Drive. 

 
AMC 21.08.040 Streets Variance Standards Criteria 
All street rights-of-way shall be dedicated to the public, unless there is approval of a variance. 
Applicants for a variance for private streets shall demonstrate the following: 

  
a. Why a private street is appropriate and preferable to a publicly dedicated street; 

  
The proposed subdivision and associated planned unit development is a creative use of 
a single tract of land to allow a housing density greater than otherwise allowed in the gR-
3 district, resulting in more housing opportunities for the Girdwood community. The private 
street will include any easements for the necessary utilities. This lot design and private 
road layout appears to be a reasonable alternative that both adequately serves the 
neighborhood and accommodates emergency response vehicles. The granting of the 
variance allows for a private street to be built that will allow for a more compact 
development.  
 

b. That a private party is willing and able to maintain a private street to public 
standards; and 

 
 It is a requirement for the developer to build the private road to a municipal standard. A 

homeowners association will maintain the private road. Staff has requested a condition of 
approval to provide a copy of the homeowners association documents and CC&R’s to 
Planning prior to recording the final plat. The petitioner has stated in their application that 
they will form a homeowners association with the required dues structured to appropriately 
maintain the road.  
  

c. That a private street presents no conflict or obstruction to the orderly expansion of 
the public street system.  
 
The subdivision shown on the preliminary plat will provide access to the lots through a 
street design that provides a compact development, maintained to public standards 
through a homeowners association, and is designed as a cul-de-sac which will not conflict 
to the orderly expansion of the public street system.   

 
Generally, reviewing agencies had either no comment or no objection to the variance 
requests. The Planning Department finds the standards are substantially met and 
recommends approval, subject to conditions. 

  



DEPARTMENT RECOMMENDATION 
 
A. Approval of variances from AMC 21.08.030L.1., Lot Frontage and Access - All lots shall 

have frontage on a street and AMC 21.08.040A.1., Dedication of Streets - all street rights-
of-way shall be dedicated to the public, subject to the following condition: 

 
1. Recording a suitable plat within 60 months of approval and any approved time 

extensions. 
 

B. Approval of the request for a variance from AMC 21.08.030F.6.a Cul-de-sacs to exceed 
600 feet in length for a cul-de-sac measuring approximately 670 feet from the centerline 
of Holtan Hills Road to the center of the cul-de-sac bulb in Holtan Hills Circle, subject to: 

 
1. Recording a suitable plat within 60 months of preliminary approval and any 

approved time extensions. 
 
C. Approval of the phasing plan, subject to: 
 

1. Recording a suitable plat within 60 months of approval and any approved time 
extensions. 

 
D. Approval of the plat for 60 months subject to the following conditions: 
 

1. Resolve utility easements. 
 

2. Dedicate 60 feet of right-of-way for the proposed Holtan Hills Road and a 50-foot-
radius temporary turnaround at the northeast end of Holtan Hills Road. 

 
3. Designate Tract 1B to include the two curves as shown with the minimum 

horizontal curve radius of 150 feet per Table 1-9 of the Design Criteria Manual 
(DCM). Horizontal curves less than 150-foot radius will require variance approval 
from the Municipal Engineer. 

 
4. Tract 1B is to be owned and maintained by the Homeowners Association (HOA). 
 
5. Designate Tract 1B as a private access tract comprised of a 50-foot-wide corridor 

for Holtan Hills Circle and a 50-foot-radius bulb for the cul-de-sac. 
 
6. Designate Tract 1A as open space tract (Area=86,431 SF). 

 
7. Establish a Homeowners Association (HOA) and provide a copy of the CC&R’s to 

the Planning Department for review and approval. 
 

8. Resolve with Private Development the dedication of the trail easement for the 
Iditarod Trail for Lots 1 through 11. Lots 4 though 11 shall contain a minimum 25’ 
easement along the east boundary of the lots to provide for the relocation of the 
trail in that area. The remainder of the trail shall be accommodated by an easement 
on Lots 1 through 3 and Tract 1A where required to ensure a minimum 25’ of space 
is provided from the west edge of the existing trail.    

 



9. Resolve with Private Development the need for and location of drainage 
easements. This is necessary 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. 

 
10. Resolve with Watershed Management Services for the following: 
 

a. 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. 
 

b. 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).  

 
11. Enter into a subdivision agreement with Private Development for the required 

public improvements, including the asphalt street, traffic control devices, street 
signs, monuments, drainage facilities, lighting, trail access, and utilities for the 
following: 

 
a. Construct Holtan Hills Road to municipal standards in accordance with 

21.09.070.F.5, Holtan Hills Road shall be constructed as a 20- to 22-foot-
wide strip-paved road, with 3.5- to 5-foot shoulders, and ditches (or as 
otherwise approved to match the approach road (Holtan Hills Drive)) on both 
sides of the roadway.  

 
b. Construct Holtan Hills Circle in accordance with 21.09.070.F.5, Holtan Hills 

Circle shall be constructed as a 20- to 22-foot-wide strip-paved road, with 3.5- 
to 5-foot shoulders, and ditches on both sides of the roadway with 39.5-foot 
radius cul-de-sac. 
 

c. Provide a pedestrian path/bikeway on at least one side of Holtan Hills Road, 
in accordance with 21.09.070.F.5.d. (or as otherwise approved to match the 
approach road (Holtan Hills Drive)).  

 
d. Provide street lighting in accordance with 21.09.070.G. 

 
e. The relocation and construction of the existing Iditarod Trail on Lots 4-10, within 

the easement provided on the east boundary of the lots, as noted on the 
proposed plat. The Trail shall be located within the easement and constructed 
to the standards approved by Heritage Land Bank (HLB), the Girdwood Trails 
Committee, Girdwood Valley Service Area, U.S. Forest Service, and other 
affected stakeholders. 

 
12. Enter into mainline extension agreements with Anchorage Water & Wastewater 

Utility (AWWU) to serve the proposed lots prior to recording the final plat to include: 
 



a. Sewer main extension. The sewer main constructed during the off-site 
development phase (Private Development Agreement S25-003) is entirely 
within the bounds of Girdwood Elementary School Tract A1A south of the 
proposed development site. This main does not front any other parcels. 
 

b. Water and sewer easements may be required on the southeast side of Holtan 
Hills Drive. Confirm the water and sewer mains have 15-feet of easement 
and/or Right-of-Way protection on either side of main centerline. Proposed 
Tract 1A and Block 2 Lots 1 – 11 will need to evaluation for additional 
easements. Please provide a draft to AWWU Planning after surveyance of the 
water line per proposed Note 3 on the draft plat. A 30-foot sewer easement will 
be a requirement in proposed Tract 1B, it shall be centered on the sewer main, 
this may impact Block 3 Lots 1-3, and Block 1 Lot 12. 

 
c. Advisory: Parcels with frontage on the proposed Holtan Hills Drive will be 

assessed in accordance with AWU Tariff Rule 8.2.B.1 at the 2011 LUC rate of 
$0.96122 per square foot on the area fronting Holtan Hills Drive up to 150 feet 
back. Parcels benefited by the proposed sanitary sewer main extension will be 
assessed for sewer trunk in accordance with ASU Tariff Rule 8.2.A.1 at the 
LID-GA60 rate of $0.00599 per square foot on the total area of the parcel. No 
assessments will be triggered by this platting action. 

 
13. Place the following notes on the plat: 
 

a. The property owner and utilities shall not raise, lower, or re-grade the property 
in a manner that will alter the drainage patterns from those shown on the 
approved grading and drainage plan without prior approval from Municipality 
of Anchorage Building Safety Office. 
 

b. Property owners and utilities shall not obstruct, impede, or alter approved 
drainage facilities (e.g. swales, ditches) in any way that will adversely impact 
adjacent properties or rights of way. 

 
c. The Municipality will not now and will not in the future accept the ownership of, 

or the maintenance of, or the responsibility for snow plowing or roadway 
improvements in Tract 1B. Ownership, maintenance, and snow clearing shall 
remain the collective responsibility of the property owners of the lots which 
receive their access off of this tract. 

 
14. Make the following drafting change: 

 
a. In the platted area: 
 

i. Change street name type. The proposed street configuration for 
“Holtan Hills Road” is such that it would be better identified as 
“Holtan Hills Drive.” 

 
ii.  Change street name. The proposed street name of “Holtan Hills 

Circle” is not unique and will need its own new unique street name 
to differentiate it from “Holtan Hills Drive.” 



 
15. Obtain approval of the conditional use for the Planned Unit Development in Case 

2026-0005. 
 
 
Reviewed by:  Prepared by: 
 
 
 
 
 
 
 
 
 

  

Mélisa R. K. Babb  Shawn Odell 
Planning Director   Senior Planner 

 
S12827 

 
  



APPENDIX A COMMENT RESPONSE TABLE 
 

Public Comment on S12867 Response 
Sean R Marx 12/13/2025 5:20:21 PM 
 
I am writing as an Alaskan resident and Anchorage 
taxpayer to formally request denial of the proposed 
plat approval for the Holtan Hills development. This 
request is based on multiple procedural and legal 
deficiencies under Anchorage Municipal Code 
(AMC) Title 25 and related planning requirements, 
as outlined below: 1. Lack of Site-Specific Land-Use 
Study AMC §?25.40.025(C) requires a site-specific 
land-use study when existing plans do not 
adequately evaluate the parcel. No such study was 
conducted prior to AO?2023-137, leaving critical 
issues—such as infrastructure, environmental 
sensitivity, and community compatibility—
unaddressed. 2. Procurement Violations and 
Partner Withdrawals The original RFP (2021P015) 
awarded the project to a team including CY 
Investments, Pomeroy Property Development, and 
Seth Andersen. By early 2024, Pomeroy and 
Andersen withdrew, materially altering the proposal. 
AMC §?25.40.025(D) mandates competitive 
integrity in disposals; no re-bid or public re-approval 
occurred after these withdrawals. 3. Unsupported 
“Best Interest” Finding AMC §?25.40.025(B) 
requires a documented finding that the disposal 
serves the municipality’s best interest. This finding 
was unsupported: • No site-specific study was 
completed. • Public testimony, including strong 
opposition and GBOS objections, was disregarded. 
The ordinance therefore lacks a factual basis and 
fails procedural standards. 4. Expired Master Plan 
Under AMC §?21.09 (Girdwood Area Plan), GR-3 
zoning requires a master plan. The Crow Creek 
Neighborhood Plan (2006) anticipated development 
by 2010 under a land-bank model, which never 
occurred. The plan has effectively expired and 
cannot authorize current platting. 5. Public Trust 
Breach and Irreparable Harm Article VIII of the 
Alaska Constitution requires maximum public 
benefit in land disposals. This transaction benefits a 
single private entity, resembling a “sweetheart deal.” 
Construction began in September 2025, clearing 
old-growth forest and filling ~6.8 acres of wetlands 
under USACE Permit POA-2021-00492. These 
impacts are irreversible and will moot any future 

Case S12867 is a platting case and therefore 
must be reviewed according to 21.03.200C.9. 
Many of the items identified in this comment do 
not relate to this subdivision process. 
 
This case runs alongside PZC Case 2026-0005, 
a Planned Unit Development through a 
conditional use process, which provides the 
avenue to supersede the master-planning 
requirement of gR-3.  
 
 



Public Comment on S12867 Response 
judicial review. Requested Actions: 1. Deny plat 
approval for Holtan Hills. 2. Halt ongoing land 
disturbance until: • A site-specific land-use study is 
completed (§?25.40.025(C)), • A new competitive 
process addresses partner withdrawals 
(§?25.40.025(D)), • A documented “best interest” 
finding is provided (§?25.40.025(B)), • 
Environmental impacts are fully reviewed. 3. 
Preserve the status quo to prevent irreparable harm 
and allow neutral review. Conclusion: Approving this 
plat under current conditions violates municipal 
code, undermines public trust, and risks irreversible 
environmental and community harm. Denial is 
necessary to uphold the law and protect public 
lands for all Alaskans. Thank you for your attention 
to this matter. I respectfully request a written 
response. Sincerely, Sean R Marx, Alaskan 
Resident 
Sean Marx 12/13/2025 3:02:18 PM 
 
AO 137 original disposal ordinance is void for 
reason eluded to in no site-specific land use study, 
violation of procurement code and public notice 
claims blatantly ignored as many Alaskan citizens 
appeared and testified on-record against land 
disposal. Under Girdwood 21.09 E Area Master 
Planning Mandatory in GR-3 zoning district I 
surmise this is a bogus argument claiming the crow 
creek neighborhood use plan was adopted in 2006 
and it had a development schedule that to build 
houses in 2010 (including plat approval) when land 
bank was going to be main developer. 
Abandonment of Master Plan. A and B. Expiration. 
You can’t approve this plat due to one or all the 
claims eluded to in the following arguments. A 
response is demanded. I seek to deny plat approval 
and preserve the status quo by halting ongoing 
irreversible harm to public lands from the Holtan 
Hills development. Potential third party scrutiny, 
such as a court of proper jurisdiction will find the 
plat and disposal violates municipal procedures, 
and this plat approval and continued activity will 
destroy wetlands and old-growth forest before a 
neutral "third party" can potentially rule on the 
merits. Plat denial is requested to prevent 
irreparable environmental and community injury. 
Heritage Land Bank (HLB) issued RFP 2021P015 

Case S12867 is a platting case and therefore 
must be reviewed according to 21.03.200C.9. 
The items identified in this comment do not 
relate to this subdivision process. 



Public Comment on S12867 Response 
on April 28, 2021; the selected proposal (June 
2022) relied on a team including CY Investments, 
Seth Andersen, P.E., and Pomeroy Property 
Development. Pomeroy and Andersen withdrew by 
early 2024, materially altering the proposal without 
re-bid or re-approval. The Assembly approved the 
flawed disposal on January 23, 2024 via AO 2023-
137. Notice was inadequate; no site-specific study 
conducted. The “best interest” finding was 
unsupported amid documented community 
opposition, including GBOS objections. 
Construction began September 2025, filling ~6.8 
acres of wetlands and removing forest under 
USACE Permit POA-2021-00492. Further, neutral 
party review is requested for AMC Title 25 
Violations because this land disposal and proposed 
platting lacks a site-specific study (AMC § 
25.40.025(C)), undermined the competitive process 
by ignoring partner withdrawals (AMC § 
25.40.025(D))— essentially “donating” this land to 
"one individual” for development— and features an 
arbitrary “best interest” finding under (AMC §§ 
25.40.020, .025). Frustration of Purpose exists – 
party withdrawals altered the core proposal without 
re-approval, frustrating its purpose. There is a 
Public Trust Breach because the disposal and plat 
fails maximum public benefit (Art. VIII, Alaska 
Const.), again conveying the land to one “individual” 
in what many Alaskans have termed a “sweetheart 
deal,” serves to bolster procedural claims herein. 
Plat denial is probable given clear procedural 
lapses. Irreparable Harm Will Occur Absent third 
“neutral" party interventions because the ongoing 
clearing destroys wetlands and forest—irreparable 
environmental harm not compensable by money. 
Construction alters the status quo, mooting claims 
before potential third party intervention. Community 
impacts (infrastructure strain, loss of public 
resources) are imminent and irreversible. Denying 
the plat preserves public lands for all Alaskans- not 
just for the financial gain of "one Alaskan” and I 
stand behind my analysis as a Alaskan resident and 
Anchorage taxpayer safeguarding municipal 
compliance by enforcing Alaskan plat and land 
disposal laws and claim that protecting this resource 
serves the public interest (Art. VIII, Alaska Const.). 



Public Comment on S12867 Response 
Carl 12/12/2025 3:37:34 PM 
 
1. AMC 25.40 – HLB Land Disposal Requirements 
AMC 25.40 requires that municipal land disposals: * 
be competitively solicited, * achieve fair market 
value, * and clearly serve the Municipality’s best 
interest. The Agreement conveys large, valuable 
tracts of Girdwood land to CY Investments without a 
guaranteed purchase price, without evidence of 
competitive solicitation, and without demonstrating 
public benefit — all inconsistent with AMC 25.40’s 
requirements. 2. AMC 7.20 – Procurement Code CY 
Investments receives multiple forms of 
compensation that constitute professional and 
construction-management services, including: * 
3.5% project-management fee, * 3% marketing fee, 
* 1% administrative fee, * reimbursement of internal 
costs and overhead. Normally, these services must 
be competitively procured under AMC 7.20. If no 
RFP or RFQ was issued, the Agreement may 
violate procurement law. 3. Failure to Achieve Fair 
Market Value A December 2021 Municipal appraisal 
valued the Holtan Hills land at $2.1 million. Despite 
this, the Municipality conveyed the land with no 
upfront compensation and no public-interest 
justification for discounting the value. This raises 
significant concerns under AMC 25.40’s fair-market-
value requirement. 4. Property Tax Undervaluation 
(AMC 12.05 – “Full and True Value”) The parcels 
deeded to CY Investments are assessed at 
approximately $260,000 each, totaling less than the 
City’s own appraisal. This contradicts AMC 12.05’s 
mandate for uniform and true-value assessment 
and constitutes an ongoing tax subsidy to the 
developer. 5. Developer Is Insulated from Risk 
While Receiving Multiple Forms of Guaranteed 
Compensation This is one of the most troubling 
aspects of the Agreement. In standard development 
practice: * Developers fund entitlements, 
engineering, and infrastructure. * Developers repay 
themselves through lot sales. * Developers bear 
cost overruns and unforeseen conditions. * 
Developers earn profit after risk is taken. None of 
this applies here. Under the Agreement: * The 
Municipality pays for all off-site improvements, 
including overruns. * The Municipality bears all 
extraordinary costs, including landfill remediation. * 
CY Investments is reimbursed for internal project 

Case S12867 is a platting case and therefore 
must be reviewed according to 21.03.200C.9. 
The items identified in this comment do not 
relate to this subdivision process. 



Public Comment on S12867 Response 
expenses. * CY Investments receives guaranteed 
fees (3.5%, 3%, 1%) regardless of project 
performance. * Off-site costs paid by the 
Municipality are not reimbursed from project 
revenue. * Because the public finances the 
infrastructure, CY’s profit margin is artificially 
inflated — she earns more because taxpayers 
shoulder her usual costs. * No mechanism exists for 
the Municipality to recover its infrastructure 
expenditures, even though these expenditures 
directly increase the value of the lots CY will sell for 
profit. This structure exposes the Municipality to 
unlimited downside, while guaranteeing protected 
profit to a private developer. It is the opposite of 
prudent public-private partnership structuring and 
raises serious questions about compliance with: * 
AMC 25.40 (public-interest requirement) * Article 
VIII of the Alaska Constitution (maximum public 
benefit) * Basic fiduciary responsibility over public 
resources The economic structure of the Agreement 
cannot reasonably be construed as serving the 
public interest. 6. Alaska Constitution Article VIII – 
Maximum Benefit to the People Public resources 
must be managed for the maximum benefit of 
Alaska’s people. The Agreement shifts risk to the 
public, guarantees private profit, and contains no 
affordability or workforce housing guarantees. This 
imbalance is inconsistent with constitutional 
obligations. 7. Conflict of Interest Concerns (AMC 
1.15) The developer may benefit from: * 
management fees, * administrative fees, * 
marketing fees, * profit-sharing, * real estate 
commissions. Layered financial benefit from public 
assets raises conflict-of-interest issues. 8. Open 
Meetings Act Issues (AS 44.62.310) If negotiations 
or deliberations occurred outside properly noticed 
meetings, they may violate the Alaska Open 
Meetings Act. The Holtan Hills Agreement relies on 
a financial structure that protects the developer from 
loss, exaggerates private profit at public expense, 
undervalues public land, and fails to meet the legal, 
financial, and constitutional standards required for 
public land disposal. These issues justify immediate 
pause, full legal review, and potential revision. 
Brooks Chandler 12/9/2025 2:44:53 PM 
 

This case runs alongside PZC Case 2026-0005, 
a Planned Unit Development through a 
conditional use process, which provides the 



Public Comment on S12867 Response 
The Platting Board/Planning Commission should 
postpone action on the plat application until an area 
master plan has been approved by the Anchorage 
Assembly. A valid and approved area master plan is 
required . “Prior to subdivision or development of 
any portion of” the GR-3 district. AMC 
21.09.040(B)(2)(d)(iii)(A) . There was an area 
master plan approved in 2006, however that 
approval expired by operation of AMC 21.09.030( 
E)(7)(a): 7.Abandonment of area master plan. An 
area master plan approval shall expire if: a. 
Implementation of the area master plan schedule is 
delayed for more than seven years without a 
request for a schedule modification. The 
construction schedule in the Crow Creek 
Neighborhood Land Use Plan called for homes to 
be built beginning in 2007. CCNUP p.32. This 
schedule has been delayed for 18 years which is 
more than 7 years. It appears no request for a 
schedule modification was submitted or approved. 
Therefore the prior approval of the CCNLUP has 
expired. This means there is no existing area 
master plan. Platting must be delayed until a new 
area master plan has been approved. If the 
Board/Commission ignores municipal code the 
following changes/additions to the Plat should be 
made: Add a Plat Note to read: One of Lots 12 and 
13, Block 1 has been designated for conveyance to 
a Girdwood housing trust or non-profit for the 
purposes of developing community housing for 
residents. See, AO 2023-037 Sec.1(D). Add a Plat 
Note to read: One of the following Lots has been 
designated for conveyance to a Girdwood housing 
trust or non-profit for the purposes of developing 
community housing for residents: a. Lots 1-11 , 
Block 1 b. Lots 1-19, Block 2 c. Lots 1-9, Block 3. 
See, AO 2023-037 Sec.1(D). Add a Plat Note to 
read: 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. See, AO 2023-037 Sec. 1(C). Add a 
Plat Note to read: Use of lots for short term rentals 
is restricted. See AO 2023-037 Sec. 1(A). 
Comments on requested variances. Private Road- 
[Internal Tract B-Holtan Hills Circle] The variance 
should be denied. It appears all Lots in Phase 1 
including the 2 multi-family lots (Lots 12 and 13 

avenue to supersede the master-planning 
requirement of gR-3.  
 
AO 2023-037, referenced in this comment, does 
not relate to subdivisions or the Holtan Hills 
Project. 
 
The provisions of AO 2023-137,as passed by 
the assembly, govern regardless of any Title 21 
process. 
 
These cases were submitted to the Girdwood 
Board of Supervisors as part of agency review, 
and the Girdwood Board of Supervisors 
provided comment via resolutions. 
 
Other comments have been noted. 
 



Public Comment on S12867 Response 
Block 1) would be expected to contribute to road 
maintenance of the proposed private driveway. 
(“The proposed road will be maintained by the 
Homeowner’s Association”). This would make 
housing costs more expensive compared to 
spreading the costs of road maintenance over the 
entire service area. This makes granting the 
variance “injurious” to these lots and detrimental to 
the public welfare. Injury to the public welfare 
results from making houses/lots less affordable. The 
purported faster response time reflects ignorance of 
the existing sequence of snow removal in the 
Girdwood Valley Service Area (all of which is done 
by a private contractor NOT “the municipality”) . 
Priority #1 is the road to the school and 
logic/efficiency will dictate the contractor move to 
Holtan Hills immediately after plowing the road to 
the school. I have no comment on whether a 
variance allowing a 50’ public ROW is justified. Cul 
de Sac Length The applicant has referenced the 
wrong code provision. The site development rules 
for the gR-3 district state : “Street connection- b. 
Connectivity standards. i. Within contiguous 
residential and commercial developments, no local 
street may be developed longer than 450 feet, 
unless the street is connected to another street at 
each end. This means the degree of variance 
requested is 242 feet i.e. a 53% variance from the 
standard. Perhaps the variance remains justified. 
Girdwood has quite a few cul de sacs. But I assume 
there are health and safety reasons for the existing 
450’ standard. If the variance is granted a condition 
requiring connection with Crow Creek Road in the 
next development Phase as referenced in the 
application should be added. A condition requiring 
construction of a pedestrian walkway parallel to the 
proposed Holtan Hills Drive would mitigate 
pedestrian safety issues associated with an extra 
long cul de sac. Other Conditions Resubmittal of a 
proposed Iditarod Trail dedicated easement location 
should be required before a final plat is submitted 
for approval. Condition should make clear that trail 
relocation including trail construction and signage is 
an obligation of the applicant and must be 
completed and be acceptable to USFS and the 
Girdwood Trails Committee prior to final plat 
approval. 



Public Comment on S12867 Response 
Kate 12/6/2025 12:06:29 PM 
 
This plat application does not include an easement 
for the National Historic Iditarod Trail that did travel 
through land that is now Phase 1 of Holtan Hills. 
The trail is of national significance. See the 1986 
Iditarod Comprehensive Management Plan. This 
trail should be surveyed, and an easement recorded 
on the plat and paid for by the development 
partnership of CY and HLB. CY Investments was 
quite aware of the significance of the trail when they 
applied originally. Too, this trail will become the 
main walking trail for Holtan Hills residents who 
walk anywhere in Girdwood, and CY has heavily 
advertised Holtan Hills as a walking, outdoorsy 
subdivision. A condition for approval of this plat 
must include the realignment of the Girdwood 
Middle Iditarod National Historic Trail and a 50’ 
easement (on either side of center line). This should 
be done in consultation with and approval of the 
Girdwood Trails Committee. This ensures that the 
national trail is protected, and the Girdwood Trails 
Committee--the people who live here--has had input 
in this realignment. It is critical that this trail be 
platted and approved for an easement now for the 
above reasons. 

The application does include a 25' easement to 
the applicable side of the Iditarod trail. See 
NOTE #2 on the plat. New road infrastructure 
will also include walking infrastructure. 
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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: Plat Case Comments 
Meeting Date: January 5, 2026 
Agency Comments Due: December 8, 2025 (extension requested) 

 
The Anchorage Water & Wastewater Utility has reviewed the reference plat(s) and has the 
following comments: 
 
S12867 Tract 1, Holtan Hills Subdivision (Plat 2024-18) - Request to subdivide one (1) tract 

of land into thirty-nine (39) lots and two (2) new tracts; and request for three (3) 
Subdivision Variances seeking relief from: 1) AMC 21.08.030L.1. to allow the 
proposed upper nine (9) lots in Block 3 to have frontage on Holtan Hills Circle; 2) 
AMC 21.08.040A.1. to allow the Holtan Hills Circle to be encompassed in a 50-foot 
private access tract; and 3) AMC 21.08.030F.6. to allow the maximum cul-de-sac 
length to be 670 feet, Grid SE4615, SE4616, SE4715, SE4716 

  
1. This parcel is located within AWWU’s water and sanitary sewer service districts.  

 
2. Holtan Hills Tr 1 is considered benefitted by the 16-inch Ph II-B 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. 
 
Per DCPM 40.03.03.01 “Any proposed water service connection to an AWWU 
transmission main must be approved by the AWWU Engineering Division Director. 
All requests for connections are to be in writing from the legal owner of the parcel. 
Requests will be reviewed on a case by case basis with a written response for 
approval or denial…” 
 
Per AWU Tariff Rule 9.3.G, “…The Utility will only authorize a connection to a 
Transmission Main if the main operates at an adequate pressure to provide 
service, a Service Connection can be constructed to the standards of the most 
current edition of the Utility's design and construction practices manual, failure of 
the Service Connection would not present a significant risk to area wide service 



and, at the Utility's discretion, extension of a Distribution Main is unwarranted.”  
The Ph II-B Transmission main currently operates in excess of 100 pounds per 
square inch (PSI).  
 

3. Current Holtan Hills Tr 1 is not benefited by sanitary sewer service. The sewer main 
constructed during the off-site development phase (Private Development 
Agreement S25-003) is entirely within the bounds of Girdwood Elementary School 
Tr A1A south of the proposed development site. No other parcels are fronted by 
this main. Please coordinate with AWWU Private Development for a sewer main 
extension. 
 

4. Water and sewer easements may be required on the southeast side of Holtan Hills 
Drive. Confirm the water and sewer mains have 15-feet of easement and/or Right-
of-Way protection on either side of main centerline. Proposed Tr 1A and Block 2 
Lots 1 – 11 will need to be evaluated for additional easements. Please provide a 
draft to AWWU Planning after the water line has been surveyed per proposed Note 
3 on the draft plat. A 30-foot sewer easement will be required in proposed Tr 1B, 
it shall be centered on the sewer main, this may impact Block 3 Lots 1-3, and Block 
1 Lot 12. 

 
5. Parcels with frontage on the proposed Holtan Hills Drive will be assessed in 

accordance with AWU Tariff Rule 8.2.B.1 at the 2011 LUC rate of $0.96122 per 
square foot on the area fronting Holtan Hills Drive up to 150 feet back. Parcels 
benefited by the proposed sanitary sewer main extension will be assessed for 
sewer trunk in accordance with ASU Tariff Rule 8.2.A.1 at the LID-GA60 rate of 
$0.00599 per square foot on the total area of the parcel.  No assessments will be 
triggered by this platting action.  
 

6. AWWU has no objection to this platting action. 
 
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 10:30 AM
To: Blake, Lori A.; Kimmel, Corliss A.
Subject: S12867  Request for Reviewing Agency Comments

All: 
 
ROW has the following comments for case number S12867: 
 
 
ROW has no comment or objections on the proposed action. 
 

Regards,  

 
 
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. 
 













 

Municipality of Anchorage 
Project Management and Engineering 

 
MEMORANDUM 

 

 
DATE:  December 4, 2025 

TO: Shawn Odell, Senior Planner 

FROM: Brandon Telford, P.E., Engineering Manager 

SUBJECT: Comments for Planning & Zoning Commission  
Case # S12867 
 

 
Case No. S12867: Request to subdivide one (1) tract of land into thirty-nine (39) 
lots and two (2) new tracts; and request for three (3) Subdivision Variances seeking 
relief from: 1) AMC 21.08.030L.1. to allow the proposed upper nine (9) lots in Block 
3 to have frontage on Holtan Hills Circle; 2) AMC 21.08.040A.1. to allow the Holtan 
Hills Circle to be encompassed in a 50-foot private access tract; and 3) AMC 
21.08.030F.6. to allow the maximum cul-de-sac length to be 670 feet. 

Comments: 
 
Tract 1B which is intended to contain the proposed private street includes a 
horizontal curve with a centerline radius of 75-feet.  The minimum horizontal curve 
centerline radius required by the MOA Design Criteria Manual for a local street 
(public or private) is 150-feet.  If Tract 1B were platted as proposed a variance 
would be required to construct the private street in the tract.   
 
Recommendation: 
No objection to the Conditional Use for a Development Master Plan subject to the 
following conditions: 

• Revise centerline horizontal curve radius in Tract 1B to a minimum of 150-feet.  



 
MEMORANDUM 

 
Comments to Preliminary Plat Applications/Petitions 

 
DATE: December 4, 2025 

 
TO:  Shawn Odell, Senior Planner 
 
FROM: Paul LaFrance, Private Development Engineer 

 
SUBJECT: Comments for Platting Authority 
  Case # S12867 – Holtan Hills Subdivision 

 
Case No. S12867: Request to subdivide one (1) tract of land into thirty-nine (39) lots 
and two (2) new tracts; and request for three (3) Subdivision Variances seeking relief 
from: 1) AMC 21.08.030L.1. to allow the proposed upper nine (9) lots in Block 3 to have 
frontage on Holtan Hills Circle; 2) AMC 21.08.040A.1. to allow the Holtan Hills Circle to 
be encompassed in a 50-foot private access tract; and 3) AMC 21.08.030F.6. to allow 
the maximum cul-de-sac length to be 670 feet. 

Legal Description: Tract 1, Holtan Hills Subdivision (Plat 2024-18) 
 
Roads: The proposed subdivision will be accessed off Hightower Road (80-foot right of 
way width) and the newly constructed Holtan Hills Drive (60-foot public use easement). 

 
Peripheral and Access Improvements: 
No improvements to Hightower Road or Holtan Hills Drive are recommended. 
 
Subdivision Agreement: 
Petitioner shall enter into a Subdivision Agreement for the required road, path, drainage, 
and lighting improvements. 
 
Dedication/Easements/Other: 
1) Dedicate 60-feet of right of way for the proposed Holtan Hills Road and a 50-foot-radius 

temporary turnaround at the northeast end of Holtan Hills Road. 
2) Designate Tract 1B as a private access tract comprised of a 50-foot-wide corridor for 

Holtan Hills Circle and a 50-foot-radius bulb for the cul-de-sac. 
3) Designate Tract 1A as an open space tract (Area=86,431 SF). 
4) Dedicate 25’ trail easement on each side of the Iditarod Trail, for Lots 1 through 11, 

as applicable. 
 
 



Road, Path, and Drainage Improvements: 
1) In accordance with 21.09.070.F.5, Holtan Hills Road shall be constructed as a 20 to 22-

foot-wide strip paved road, with 3.5 to 5-foot shoulders, and ditches (or as otherwise 
approved to match the approach road (Holtan Hills Drive)) on both sides of the roadway.  

2) In accordance with 21.09.070.F.5, Holtan Hills Circle shall be constructed as a 20 to 22-
foot-wide strip paved road, with 3.5 to 5-foot shoulders, and ditches on both sides of the 
roadway with 39.5-foot radius cul-de-sac.  

3) In accordance with 21.09.070.F.5.d, provide an 8-foot-wide pedestrian path/bikeway 
on at least one side of Holtan Hills Road. 

4) Provide streetlighting in accordance with 21.09.070.G. 
5) Relocate the existing Iditarod Trail on Lots 4-10 to the southeast lot borders. Trail 

shall be constructed to the standards approved by HLB, the Girdwood Trails 
Committee, and other affected stakeholders.  

 
Advisory Comment: 

1) The plat shows two curves (75’ & 150’) on Holtan Hills Circle. The minimum 
horizontal curve radius is 150 feet per Table 1-9 of the DCM. Horizontal curves 
less than 150-foot radius will require variance approval from the Municipal 
Engineer. 

 
Requested Variances: 

1) AMC 21.08.030L.1 (Lot Frontage) to allow the proposed upper nine lots in Block 
3 to have frontage on Holtan Hills Circle. Private Development does not object 
to this variance. 

2) AMC 21.08.040A.1 (Street Dedication) to allow Holtan Hills Circle to be 
encompassed in a 50-foot private access tract. Private Development does not 
object to this variance. 

3) AMC 21.08.030F.6 (Cul-de-sac length) to allow the maximum cul-de-sac length 
to be 670 feet. Private Development does not object to this variance. 
 

Plat Notes (Include the following): 
a. The property owner and utilities shall not raise, lower, or re-grade the property in a 

manner that will alter the drainage patterns from those shown on the approved 
grading and drainage plan without prior approval from the Municipality of 
Anchorage Building Safety Officer. 
 

b. Property owners and utilities shall not obstruct, impede or alter approved drainage 
facilities (e.g. swales, ditches) in any way that will adversely impact adjacent 
properties or rights of way. 

 
c. Holtan Hills Circle is a private street, and therefore not eligible for Municipality of 

Anchorage maintenance. 
 

Department Recommendations: 
Private Development does not object to the proposed subdivision nor the variances 
seeking relief from AMC 21.08.030L.1 (Lot Frontage), AMC 21.08.040A.1 (Street 
Dedication), and AMC 21.08.030F.6 (Cul-de-sac length) subject to the above 
recommendations. 



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 25, 2025 
 
Elizabeth Appleby, Current Planning Manager 
MOA, Community Development Department 
Planning Division 
P.O. Box 196650 
Anchorage, Alaska 99519-6650 

 
  [Sent Electronically] 
 

Re: MOA Plat Review 
 

Dear Ms. Appleby: 
 

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

 
• S12865 – Proposed Tract B1- B6 Girdwood Industrial Park Ruane Rd (Girdwood) 

o No objections to the proposed subdivision. 
o No direct vehicular access to Alyeska Highway will be permitted from proposed 

Tract B-6 (remainder). 
 

• S12866 – Proposed Tracts 18-B1, 18-B2, and 18-B3 Orca Mountain Subdivision 
Ruane Road / Alyeska Hwy (Girdwood) 

o No objection to the proposed subdivision. 
o Require plat note stating: No direct access from proposed Tract 18-B2 to Alyeska 

Highway with be permitted.  Access must be taken from Ruane Road. 
o Subsequent subdivision and development for proposed Tract 18-B2 should be 

designed with internal circulation in such a way that does not necessitate access to 
Alyeska Highway.   

 
 

• S12867 – Holton Hills Phase 1 -Tract 1 Subdivision  
o No objection to the proposed subdivision. 
o DOT&PF recommends including pedestrian facilities on all internal subdivision 

streets. 



o DOT&PF recommends at a minimum pedestrian level lighting for all subdivision 
streets and intersections. 

o DOT&PF recommends direct pedestrian access via easement between parcels on 
Holten Hills Circle to Holten Hills Road to facilitate non-motorized connectivity 
within the subdivision and allow for a safe route to Girdwood Elementary.  
Recommend a public use easement (PUE) and trail be installed between lots 3 and 
3, Block 3 and lots 4 and 5, Block 1. 

o Applicant should expect a Traffic Impact Analysis (TIA) will be necessary when 
developing Tract 2 and connecting Holton Hills Road to Crow Creek Road that 
includes analysis for the full subdivision (all phases) build out. 
 
 

 

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 Blake, Office Associate, Current Planning, MOA 
Devki Rearden, Engineering Associate, DOT&PF 
Anna Bosin P.E, Traffic & Safety Engineer, DOT&PF 

 

mailto:mark.eisenman@alaska.gov


                ENSTAR Natural Gas Company, LLC   
     Engineering Department, Right of Way Section   
     401 E. International Airport Road   
     P. O. Box 190288   

     Anchorage, Alaska   99519-0288   
     (907) 277-5551   

FAX (907) 334-7798   

 

        

November 24, 2025   

   

   

Municipality of Anchorage, Planning Division   

PO Box 196650   

Anchorage, AK 99519-7943   

   

   

To whom it may concern:   

   

ENSTAR Natural Gas Company has reviewed the following preliminary plat and has no 

comments or recommendations.   

 

• HOLTAN HILLS PHASE 1 

MOA Case # S12867 

 

If you have any questions, please feel free to contact me at 334-7944 or by email at 
james.christopher@enstarnaturalgas.com.   

   

   

  
James Christopher      

Right of Way & Permitting Agent   

ENSTAR Natural Gas Company, LLC   

   

Sincerely,       
    
    
    





11/24/2025

4615,4616,4715,4716 12867

Sean Powers
ACS Stamp



S-12867, Holtan Hills Phase 1, Lots 1-19, Blk 1; Lots 1-11, Blk 2; Lots 1-9, Blk 3; Tracts 1A & 1B 
 

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 



      
Attachment 4. 

 
Iditarod Trail Background 

 
Case S12867 
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