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Submitted by:  Chair of the Assembly at the

Request of the Mayor
CLERK’S QFFICE Prepared by: Planning Department
AMENDED AMD APPROVED Forreading:  May 17, 2005

Date.........0-3)-05

Anchorage, Alaska
AR 2005- 112

A RESOLUTION RECOMMENDING SELECTION OF A SITE IN SOUTHWEST
ANCHORAGE FOR AN ELEMENTARY SCHOOL, TO .CONSIST OF
APPROXIMATELY 15 ACRES, GENERALLY LOCATED IN THE KINCAID
ESTATES SUBDIVISION, WITHIN THE NE1/4, SE1/4 AND SW1/4 OF SECTION 9,
T12N, R4W, SM., ALASKA; AND SELECTION OF A SITE IN SOUTHWEST
ANCHORAGE FOR A MIDDLE SCHOOL, TO CONSIST OF APPROXIMATELY 27
ACRES, GENERALLY LOCATED IN THE SOUTHERN PORTION OF AN
UNSUBDIVIDED PARCEL, BEING SOUTH OF TRACT A, LANCASTER
SUBDIVISION, IN THE SW1/4 OF SECTION 10, T12N, R4W, S.M., ALASKA.

WHEREAS, the Anchorage School District has identified the need to acquire a site for a new
elementary school and a site for a new middle school in Southwest Anchorage; and

WHEREAS, the Anchorage School District has funds available to acquire two sites; and

WHEREAS, in accordance with AMC 25.25, a site selection study was prepared by the municipal
Planning Department, and a report entitled “Southwest Anchorage Elementary and Middle School
Site Selection Study” was published in February, 2005; and

WHEREAS, the study evaluated six site options; and location, size, accessibility, physical
suitability, availability, development and acquisition costs, and other factors were considered; and

WHEREAS, based on available information and current circumstances, Site M-2 is the most
suitable option for the proposed middle school; and

WHEREAS, based on available information and current circumstances, Site E-1A or a site in the
area of Site E-1A presents the best option for an eclementary school, but is not available for
acquisition and eminent domain is difficult if there is another viable site; and

WHEREAS, Site E-1B presents a viable option for an elementary school site and is available for
acquisition, but is not as well-located as Site E-1A, is at a lower elevation with less solar exposure
and possible air quality concerns; and

WHEREAS, notice was given to the owners of properties near the six site options, the area
community council (Sand Lake}), the general public, and other interested parties; and

AM 330-2005
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WHEREAS, the Sand Lake Community Council voted in favor of Site M-2 and against Site E-
1B; and

WHEREAS, the Joint School Site Selection Committee reviewed the site selection study and
agreed with its recommendation for Site M-2 for a middle school and Site E-1B for an elementary
school, based on the unavailability of Site E-1A; and

WHEREAS, a joint public hearing was held before the Anchorage School Board and the Planning
and Zoning Commission in accordance with AMC 21.15.015.c and AMC 25.25; and each body
made recommendations (1) for selection of Site M-2 for the middle school; (2) for selection of
Site E-1A or a site in the area of Site E-1A for the elementary school, with Site E-1B as a viable
backup site option for an clementary school, contingent upon acceptable air quality determination
through a comprehensive air quality study that includes analysis of build-out of the airport and the
surrounding residential area; and (3) prior to any site acquisition in either Area 1 or Area 2 (as
identified in the “Southwest Anchorage Elementary and Middle School Site Selection Study™), all
environmental contamination shall be identified and remediated by the property owner according
to a work plan approved by the Alaska Department of Environmental Conservation (ADEC). If
Site M-2 is chosen, a Phase I Environmental Assessment should be performed to include the 5-
acre parcel, which was not originally available; now, therefore,

THE ANCHORAGE ASSEMBLY RESOLVES:

Section 1. That approximately 27 acres, identified as Site M-2 in the above referenced site
selection study and generally described as a portion of an unsubdivided parcel, located south of
Tract A, Lancaster Subdivision, in the SW1/4 of Section 10, TI2N, R4W, S.M., Alaska, be
selected for a middle school; and

Section 2. That 15 acres, identified as Site E-1A in the above referenced site selection study and
generally described as a portion of Kincaid Estates Subdivision, Tracts 8, 9, and 10 (Plat 2003-
95), located within NE1/4, SE1/4 and SW1/4 of Section 9, T12N, R4W, S.M., Alaska; and Tract
A, Kincaid West Subdivision (Plat 2004-43), located in the W1/2, SW1/4 of the NE1/4 of Section
9, TI2N, R4W, S.M., Alaska; or a 15-acre site in the area of Site E-1A be selected as the

preferred site for an elementary school; and

Section 3. That, if acquisition of the preferred Site E-1A or a site in the area of Site E-1A
cannot be arranged concluded, Site E-1B, as identified in the above referenced site selection
study and generally described as a 15-acre site within Tract 1, Kincaid Estates Subdivision (Plat
2003-95), located within NE1/4, SE1/4 and SW1/4 of Section 9, T12N, R4W, S.M., Alaska; be
selected for an elementary school, subject to acceptable air quality determination through a
comprehensive air quality study that includes analysis of build-out of the airport and the

surrounding residential area.

Section 4. That the site selection approval be subject to the following condition, and that the
Municipality and the School District shall assume no liability, financial or otherwise, for

resolving this condition:
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prior to any site acquisition in either Area 1 or Area 2 (as identified in the
“Southwest Anchorage Elementary and Middie School Site Selection Study™),
all environmental contamination shall be identified and remediated by the
property owner according to a work plan approved by the Alaska Department of
Environmental Conservation (ADEC). If Site M-2 is chosen, a Phase I
Environmental Assessment should be performed to include the 5-acre parcel,
which was not originally available.

Section 5. That this resolution shall become effective immediately upon passage and approval.

PASSED AND APPROVED by the Anchorage Assembly this 3l Sk day of
dx , 2005.
J

Unnad ﬁ‘améoueA

Chair of the Ass{embly

Municipal Clerk
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MUNICIPALITY OF ANCHORAGE
ASSEMBLY MEMORANDUM

AM No. 330-2005

Meeting Date: May 17, 2005

From: MAYOR

Subject: SELECTIONS OF SITES FOR A NEW ELEMENTARY SCHOOL AND
A NEW MIDDLE SCHOOL IN SOUTHWEST ANCHORAGE

The Anchorage School District has identified the need to acquire a site for a new elementary
school and a new middle school in Southwest Anchorage. Six site options in two arcas were
evaluated in the “Southwest Anchorage Elementary and Middle School Site Selection Study,”
prepared by the Planning Department. The study considered location, size, accessibility,
physical suitability, availability, development and acquisition costs, and other factors.

Based on these criteria and available information, a site located in Kincaid Estates Subdivision
between Dimond Boulevard and Kincaid Road and west of Sand Lake Road, is the best option
for an elementary school. Site E-1A, as identified in the study, ora site in the area of Site E-1A,
is the preferred option; however, this site area is currently unavailable for acquisition. Site E-
1B, located at the northwest corner of Dimond Boulevard and Sand Lake Road and within the
same subdivision, offers a viable alternative and is available for acquisition.

Site M-2, located at the northeast corner of Dimond Boulevard and Sand Lake Road, is the
preferred site for a middle schoo!. This site is smaller than the 30-acre standard; however, it can
accommodate the middle school prototype. A complete discussion of all the site options and
related issues is provided in the site selection study.

The results of the site selection study were presented to the Sand Lake Community Council in
February. The community council voted in March to support Site M-2, but not Site E-1B. On
March 9, 2003, the Joint School Site Selection Committee endorsed Site M-2 and Site E-1B,
based on the unavailability of Site E-1A.

The Anchorage School Board and the Planning and Zoning Commission held a joint public
hearing on April 7,2005. Notification of the hearing was provided to adjacent property owners,
the community council, and other interested parties. Both bodies voted unanimously to
recommend selection of Site M-2 for the middle school, and selection of Site E-1A ora site in
the area of Site E-1A for the elementary school.

AR 2005-112
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If arrangements cannot be made to acquire the Site E-1A option, Site E-1B is an acceptable
backup, subject to an acceptable air quality determination through a comprehensive air quality
study that includes analysis of build-out of the airport and the surrounding residential area. The
Commission’s resolution with conditions of approval and minutes from the joint meeting are
attached.

THE ADMINISTRATION SUPPORTS THE RECOMMENDATION OF THE PLANNING
AND ZONING COMMISSION AND THE ANCHORAGE SCHOOL BOARD IN THE
SELECTIONS OF SITES FOR A NEW ELEMENTARY SCHOOL AND A NEW MIDDLE
SCHOOL IN SOUTHWEST ANCHORAGE.

Prepared by: ‘Tom Nelson, Director, Planning Department
Concurred by: Mary Jane Michael, Executive Director

Office of Economic and Community Development
Concurred by: Denis C. LeBlanc, Municipal Manager

Respectfully submitted: Mark Begich, Mayor

Planning and Zoning Commission Resolution No. 2005-019

Anchorage School Board ASD Memorandum #250 dated April 7, 2005

Planning and Zoning Commission and Anchorage School Board April 7, 2005 Minutes
Planning and Zoning Commission Staff Report dated April 7, 2005

Southwest Anchorage Elementary and Middle School Site Selection Study

Attachments:

Al N
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Planning and Zoning Commission
Resolution No. 2005-019

April 7, 2005



DRAFT

MUNICIPALITY OF ANCHORAGE
PLANNING AND ZONING COMMISSION RESOLUTION NO. 2005-019

A RESOLUTION RECOMMENDING SELECTION OF A SITE IN SOUTHWEST ANCHORAGE
FOR AN ELEMENTARY SCHOOL, TO CONSIST OF APPROXIMATELY 15 ACRES,
GENERALLY LOCATED IN THE KINCAID ESTATES SUBDIVISION, WITHIN THE NE1/4,
SE1/4 AND SW1/4 OF SECTION 9, TI2N, R4W, S.M., ALASKA; AND SELECTION OF A SITE
IN SOUTHWEST ANCHORAGE FOR A MIDDLE SCHOOL, TO CONSIST OF
APPROXIMATELY 27 ACRES, GENERALLY LOCATED IN THE SOUTHERN PORTION OF
AN UNSUBDIVIDED PARCEL, BEING SOUTH OF TRACT A, LANCASTER SUBDIVISION, IN
THE SW1/4 OF SECTION 10, T12N, R4W, S.M., ALASKA.

(Case 2005-029, Tax ID #s 011-291-021, 011-123-05, 011-123-06, 011-123-07, 011-261-29, 01 1-261-21, 011-201-030)

WHEREAS, the Anchorage School District has identified the need to acquire a site for a new
elementary school and a site for a new middle school site in Southwest Anchorage; and

WHEREAS, the Anchorage School District has funds available to acquire two sites; and

WHEREAS, in accordance with AMC 25.25, a site selection study was prepared by the
municipal Planning Department, and a report entitled “Southwest Anchorage Elementary and Middle
School Site Selection Study” was published in February, 2005; and

WHEREAS, the study evaluated six site options; and location, size, accessibility, physical
suitability, availability, development and acquisition costs, and other factors were congsidered; and

WHEREAS, the Joint School Site Selection Committee reviewed the site selection study and
agreed with its recommendation for Site M-2 for a middle school and Site E-1B for an elementary
school, based on the unavailability of Site E-1A; and

WHEREAS, a joint public hearing was held before the Anchorage School Board and the
Planning and Zoning Commission in accordance with AMC 21.15.015.C. and AMC 25.25; and

WHEREAS, notice was given to the owners of properties near the six site options, the Sand
Lake Community Council, and the general public.

NOW, THEREFORE, BE IT RESOLVED by the Anchorage Planning and Zoning
Commission that:

1. The Commission makes the following findings of fact:

a. Site availability should not be the deciding factor in selecting a school
site or other public facility.

b. The community and the professional staff find the appropriate
elementary site option is Site E-1A or in that general location.

c. While Site E-1A is not offered for acquisition, there should be
negotiation with the owner to acquire the preferred site.



Planning and Zoning Commission
Resolution 2005-019
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d. Site E~1B presents a viable back-up option for an elementary school, if
the air quality is determined acceptable through a comprehensive air
quality stndy, especially with regard to the build-out of the airport and
the surrounding residential area.

e. While not perfect, Site M-2 is an acceptable site for the new middle
school and it will meet the needs of the community.

f. The need for the schools in this area has been demonstrated and the need
will increase in the future.

g There have been adequate technical studies on the proposed sites,

h. With the lack of land in the Anchorage Bowl, it is important to acquire
land that is somewhat sunitable when it is available.

The Commission recommends to the Assembly, based on evaluations in the “Southwest
Anchorage Elementary and Middle School Site Selection Study,” that:

a. Site M-2 be selected for the middle school; and

b. Site E-1A or a site in the area of Site E-1A to be selected for the elementary
school, and that if acquisition cannot be arranged for that site, Site E-1B is
recommended as a viable back-up site, contingent upon acceptable air quality
determination through a comprehensive air quality study that includes analysis
of build-out of the airport and the surrounding residential area.

The Commission further recommends that selection of the sites is conditioned on the
recommendation of the site selection study that the Municipality and the School District
assume no liability, financial or otherwise, for resolving the following condition: Prior
to site acquisition in either Area 1 or Area 2 (as identified in the “Southwest Anchorage
Elementary and Middle School Site Selection Study™), all environmental contamination
on the chosen site shall be identified and remediated by the property owner according to
a work plan approved by the Alaska Department of Environmental Conservation
(ADEC). If Site M-2 is chosen, a Phase I Environmental Assessment should be
performed to include the 5-acre parcel, which was not originally available.

PASSED AND APPROVED by the Anchorage Planning and Zoning Commission on this 7th

day of April 2005.
Tom Nelson Don Poulton
Secretary Chair

(Case 2005-029)

(011-291-021, 011-123-05, 011-123-06, 011-123-07, 011-261-29, 011-251-21, 011-201-030)

M
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ANCHORAGE SCHOOL DISTRICT

ANCHORAGE, ALASKA
ASD MEMORANDUM #250 (2004-2005) April 7, 2005
TO: SCHOOL BOARD

FROM: OFFICE OF THE SUPERINTENDENT W @W«/

SUBJECT: SITE SELECTION FOR THE SOUTHWEST ANCHORAGE
ELEMENTARY AND MIDDLE SCHOOL

RECOMMENDATION:

It is the Administration’s recommendation that the School Board approve the
selection of Site E-1B for an Elementary School and Site M-2 for a Middle
School as identified in the Southwest Anchorage Elementary and Middle
School Site Selection study dated February 2005. It is further recommended
that each of the conditions identified by the Municipal Planning Department
be resolved prior to acquisition.

PERTINENT FACTS:

The School District and the Municipality of Anchorage have jointly
participated in the school site selection process as required by the Anchorage
Municipal Code (AMC) Chapter 25-25.

The Southwest Anchorage Elementary and Middle School Site Selection study
prepared by the Municipal Planning Department supports the selection.

CC/GV/RA/fjg
Prepared by: Ray Amsden, Director Facilities

Prepared by: | Gedrgé Vékalis, Assistant Superintendent of Support Services

5
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MINUTES OF THE ANCHORAGE SCHOOL BOARD
AND
PLANNING AND ZONING COMMISSION
JOINT MEETING
APRIL 7, 2005

Prior to the joint meeting, a joint worksession was held at 5:30 p.m. on the Southwest
Anchorage School Site Selection of an Elementary School and a Middle School.

Public Hearing of the Anchorage School Board and
Municipal Planning and Zoning Commission

1. Tim Steele called the Public Hearing open for the Joint School Board and
Planning & Zoning Commission for the school site selection of the
southwest Anchorage elementary school site and middle school site at
6:35 p.m.

2. Roll Call

School Board Members Present; Tim Steele, Jake Metcalfe, Jeff Friedman,
Mary Marks, Crystal Kennedy, and John Steiner.

Cominission Members Present: Johnny Gibbons, Bill Wielechowski,
Narcy Pease, Art Isham, Greg Jones, Don Poulton, Chair.

Others Present: Carol Comeau, Superintendent; Ray Amsden, George
Vakalis, Fred Johnson, Cathy Hammond, JoAnn Contreras, Robin
Siegfried, and other interested persons.

3. Presentation and Site Recommendation

Cathy Hammond and JoAnn Contreras of the Planning Department gave
a brief overview of the sites evaluated for the southwest Anchorage school
sites.

JoAnn Contreras reported that there were six site options in two different
areas in the Sand Lake area located north of Dimond on either side of
Sand Lake and south of Kincaid Park. The criterion in selecting the sites
for the schools included topography, size, location, potential hazards, land
use and development potential. All of the areas were evaluated in the
geotechnical report. The 57-acre site area was withdrawn from
consideration but was included in the study for comparison. The

b
i



Joint Anchorage School Board/Planning & Zoning Commission Meeting
April 7, 2005

Page 2

preferred site is E1A, because it is just outside of the airport noise contour,
has a higher elevation, and is well located in regards to the students who
would use it. That site is located in the area that is unavailable, so Site
E1B was studied because it was offered as an alternate site. It is located at
a lower elevation but is still within the Kincaid Estates Subdivision. With
the buildout of the subdivision, there will be very good pedestrian access
to the school. It is a 15-acre site and it is a viable alternative. Site M1 for
the middle school, which overlaps site E1A in the larger area of the 57-acre
site, also is not available for consideration for purchase. Site M2 at the
northeast corner of Dimond and Sand Lake Road, although a smaller site
is recommended for the middle school. Originally 32 acres were offered
for consideration and subsequent to evaluation a modified configuration
of 26.8 acres was offered for a middle school site and it can accommodate
a middle school prototype. This site has good access off Sand Lake Road.
Utilities will need to be installed. There will be some additional cost for a
lift station and storm drain system. The preferred site for elementary
school is E1A, but it is not available so we are recommending Site E1B for
the elementary and Site M2 for the middle school, which are both
available.

Carol Comeau reported that if these sites are purchased the district will
continue to watch the enrollment in the area.It's unknown when the
buildings would actually go to the voters for approval of the bonds. The
elementary is the biggest problem right now for all of the surrounding
schools. It is critical to acquire some sites to be prepared to move with
construction.

George Vakalis added that the district staff has looked at this and
supports the two recommendations going forward.

Public Hearin

The Public Hearing was opened by Anchorage School Board President,
Tim Steele.

Susan Ritter stated that she lives at 8610 Summers Place and is a member
of the Sand Lake Community Council, which she is representing tonight.
Ms. Ritter is also the PTA President at Kincaid Elementary School. Ms.
Ritter stated that she has many concerns about the location for numerous
reasons and reviewed some of the comments heard in terms of site
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selections. Ms. Ritter commented that the council did not have time to
review the booklet because it was given to the members after their
meeting. They have concerns about voting on this project tonight without
being given time to review the booklet. The council submitted a letter
stating that it is opposed to the location of the elementary school in the
hole (pit). Ms. Ritter explained that she has done research on site selection
for schools in other parts of the country including New Mexico and
California. The concerns that New Mexico looks at include geologic
analysis - type of soil and bearing capacity, hazardous waste,
environmental hazards, toxic wastes from manmade landfills, noise,
smoke, railroads, and airporis. In California, sites within two miles of an
airport runway must be avoided, as well as contaminated soil or ground
waters such as from landfills or dumps or chemical plants; and high
decibel noise sources. Some of the positives California wants are safe
walking areas, favorable orientation to wind and natural light, an
environment free from sources of noise, air, water, soil pollution from
smoke, dust and odors, and an aesthetic view from the site. Ms. Ritter
commented it is her opinion the site recommended will never have value
if a site is excavated in a hole. The site is totally dark in mid-winter
months and dark in the afternoon for one third of the year. (The speaker
commented that these are her observations.) The site is fully exposed to
prevailing winter winds. The temperature inversion affects the colder
temperatures within the excavated hole. There will be wind driven snow
from the north. The site drainage is a concern because the existing soils do
not drain well. The speaker presented photos of the inversion and
drainage problems. Ms. Ritter stated there are ongoing lawsuits filed by
the South Anchorage Concerned Citizens group against the development.
Ms. Ritter showed a picture of a white substance she could not identify
that had been dumped into the pit off Lucy Lane. The speaker
commented that AS&G has been given rights to put in anything and
should be considered hazardous. (The school site) will be located about a
quarter mile from the exposed aquifer so there is an open water area. The
flooded area has been proposed as the location of the lift station site and is
about two feet under water so that needs to be addressed. The wind
blows and there is dust, which would create lung and breathing concerns
for people with asthma. If the airport builds another taxiway, maybe we
can negotiate with them to improve the sound and the air filtration
systems of the new school. She feels the Susky site is the better site and
though it is not available, it should be made available. She also suggested
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that Kincaid Park is 3,000 acres and perhaps they need to give up 50 acres
and put an elementary school and middle school there.

Tim Steele asked the speaker what she would like the board and
commission members to do. Ms. Ritter replied that the council wants
another open forum hearing with the community council to let the district
know that they do not want the elementary school in the pit. If it means
eminent domain of taking property from the developer - the viable
property is there.

Nancy Pease asked the speaker if the landfill across the street is on the
proposed middle school site. Ms. Ritter replied that it is. It is the AS&G
site. Nancy Pease also asked the speaker which site is preferred. The
speaker stated that it is the Susky site, which belongs to a former school
teacher - Site E1A.

Jake Metcaife asked the staff when the community council received the
report. Cathy Hammond responded that the Planning Department staff
attended the community council meeting on February 14 to present the
results of the study. They did not have the published report at that time.
The report was delivered to the council in February and it was posted on-
line. Staff understood the council was going to make a recommendation
at its March meeting. Jake Metcalfe mentioned that the district and
municipality had a Joint School Site Selection Committee meeting on
March 9 to review the study results.

Crystal Kennedy asked Ms. Ritter to compare the difference between the
elementary site and middle school site since they approved one and not
the other. Ms. Ritter replied that the middle school site is at a higher
elevation and the elementary school site is in the bottom of a hole. There
is no direct sunlight in that portion of the pit for two months.

Don Poulton asked Ms. Contreras and Ms. Hammond to review the site
search results. Cathy Hammond reported that originally the district asked
the Planning Department to look at an expanded area for possible sites.
They ended up focusing on the area west of Minnesota, but options were
limited —some sites not large enough, issues with wetlands, or the sites
were in close proximity to other schools. Because of the development
happening in the Sand Lake area the search focused on that area. Other
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sites were checked that appeared to meet the criteria but were not
available.

Mary Marks asked Ms. Ritter if she has had further discussion with the
members of the council after seeing the report. Ms. Ritter replied that she
met with the council last evening and they are requesting a postponement
of a vote to allow the community to look at the sites again. They want
more time to absorb this and have thoughtful discussion. The opinion of
the council is putting the school in the bottom of a hole is not a good place
for a school.

Jake Metcalfe asked for comments from the administration regarding the
request for a delay. Carol Comeau responded that she understands that
the site selection committee has been well versed. There has been
adequate information available. There is ongoing litigation and that will
probably continue for quite some time. The administration feels this site
selection needs to move forward.

Greg Jones asked if there was a Sand Lake Community Council meeting in
March and whether or not the site selection was discussed. Ms. Ritter
stated that it was discussed in a ten-minute discussion. The vote was
taken and the vote was that they did not want the elementary school in
that location.

Nancy Pease asked the staff if any air quality and temperature inversion
studies have been done for this site. Cathy Hammond responded that an
air quality test was not done.

Speaker, Tim Potter, of DOWL Engineers and a representative for
Anchorage Sand and Gravel, offered clarification of Ms. Ritter’s
comments. The Anchorage Sand and Gravel site is an 80-acre site at the
northeast corner of Sand Lake Road and Dimond Blvd. The area at the
corner is almost at street grade and is approximately 4 1/2 to 5 acres in
size. That area was always destined to be held as a commercial corner,
knowing that the Sand Lake gravel pit area would be developed
residentially at some point. AS&G did offer the southern portion of the
site for consideration for the middle school site and drew the line very
carefully after doing a lot of engineering and planning work to identify
how much larger they could make their fill site and meet the current and
future fill needs for the municipality, since it's really the only site he is

13
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awate of that is approved by conditional use process for non-buildable
material dump site. Approximately 20 years ago, AS&G went to the
Planning and Zoning Commission after going to the community council
many times and got approval for a fill permit to fill the empty hole. There
were a significant number of conditions for operational requirements
incorporated into that approval. They have gone back to the community
numerous times to get extensions and back through public hearings. The
conditional use controls the type of materials that are acceptable. There
are stumps, organic peat, silt, sand, clay, concrete, and concrete with rebar
cut off. There is no pavement material or general garbage. There is an on-
site representative from AS&G whenever any dumping activity takes
place. There are environmental hazardous materials criterion required
before any material is accepted, it's done in great detail and AS&G has
prided itself in making sure that this project has been carried forward in a
safe manner over the last 20 years and continues to make that
commitment to the community. Annual reports are required by the
municipality, and AS&G is prepared to show those in topographic form,
aerial photo form and fill quantity locations on its site. That report is
submitted to the municipal code enforcement manager on an annual basis
every January for 20 years. Due to the need for a middle school site and
AS&G’s desire to potentially go back and enlarge its fill site through a
conditional use process and modification, they were restrictive as to
where the footprint could go. That's why the middle school site is less
than 30 acres, just because of what is needed to make the fill work. It is
not a dumpsite with hazardous materials. P&Z required 20 years ago,
that a conceptual master plan be prepared to show how the property
could be redeveloped. AS&G proposed that there could be a soccer field
complex developed there over time on the approximately 50 acres that
would be at grade north of the middle school site. DOWL Engineers, on
behalf of AS&G, did prepare an alternative site plan for consideration and
strongly suggested that the school district and municipality, through
Parks and Recreation coordinate and plan, as far as field planning and
utilization and consider the soccer field at Jade Street Park be turned into
two more ball fields and that the soccer field that would then be
developed on the middle school site could be jointly used by Parks and
Recreation during off-school hours and the summer. That leaves more
material on the site for grading that would result in a lower cost for
development and easier handling of onsite drainage issues.

o
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Nancy Pease asked the speaker to clarify the reduction of the cost. The
speaker stated that the overall cost could be less if there were a
coordinated effort to share some of the field capacity. On paper, all the
elements proposed for the middle school can fit on the site that AS&G had
said they could accept for consideration. The speaker suggested that with
a significant park with a baseball complex and a soccer field on it now and
a parking lot, we should be looking at better overall balanced facilities and
looking at costs of operation and construction.

Mr. Potter stated that when looking at the elementary site, he would
recommend that location, as far as integration into the neighborhood, is
the key thing. It is worth going back and negotiating or leaving room to
negotiate to get that. Mr. Potter feels Site E1A is the appropriate place for
an elementary school in the development context of Sand Lake Road
Kincaid, and Dimond. It is the donut hole in the donut and that’s where
the elementary school should be. It should be totally integrated in the
heart and soul of the neighborhood. There is an issue of viability versus
feasibility versus availability and they are all different issues. Sometimes
availability can change with negotiation. Mr. Potter’s recommendation is
to be creative, think for the future and if a bigger site has to be purchased
as part of the negotiation, including the ugly pit to the north, consider it.
There are things to do with that ugly pit that could be done in a very
creative fashion. The speaker’s recommends that the group tonight
recommend approval of Site E1A with Site E1B as a second site choice and
ASD attempt, with the city’s help, to negotiate for EIA first and if that
becomes unworkable, there is a backup site to.

Don Poulton asked staff if this is something that can be done. Cathy
Hammond replied that it has been done before, in 1993 for the Kincaid
Elementary site.

Mr. Potter added that he believes the party that owns both sites is willing
to sell E1B and not E1A because the apparent value to a homebuilder or
developer would be higher in E1A. It's good material, it is up higher, it's
east to the mountains, it has good solar exposure and a good location. Mr.
Potter believes it is just a matter of price and negotiation.

John Steiner asked if E1A is proposed as the preferred site, would it be
doable, or would we be limited to acquiring E1A and wouldn’t be able to
negotiate to resolve this problem as part of that acquisition.
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Greg Jones commented that he posed that question to Robin Ward and she
believes there is, through the Land Bank, some leverage to create a
win/win to try to acquire the site. John Steiner asked staff that because
these areas are designated with lines on a map, if we recommend one site,
is there a possibility of a larger acquisition, perhaps not by the district, but
through the land bank that would enable us to do that, or would it require
us to redraw these lines to be able to accomplish that. Cathy Hammond
replied that the areas would have to be replatted. The boundaries are
drawn by the engineers as part of the technical analysis. The boundaries
that are on there are to represent the areas that were evaluated. It has
happened during negotiations in the acquisition process, that the actual
boundaries of the site are be tweaked.

The Public Hearing portion of the Joint Session of the Anchorage School Board
and the Municipal Planning and Zoning Commission closed at 7:18 p.m.
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Meeting of the Municipal Planning and Zoning Commission
April 7, 2005

The Municipal Planning and Zoning Commission was opened by
Chairman, Don Poulton at 7:20 p.m.

Roll Call and Disclosure

Commission Members Present: Johnny Gibbons, Bill Wielechowski,
Nancy Pease, Art Isham, Greg Jones, Don Poulton, Chair.

Commissioner Members Fxcused: Toni Jones, Jim Lottsfeldt, and Meg
Simonian

Others Present: School Board Members: Tim Steele, President; Mary
Marks, Vice President; Jeff Friedman, Crystal Kennedy, Jake Metcalfe,
Macon Roberts, and John Steiner, Carol Comeau, Superintendent; Ray
Amsden, George Vakalis, Fred Johnson, Robin Siegfried, and other
interested persons

There were no conflicts to be disclosed by the commission members.

CONSENT AGENDA

ACTION;
Moved by: Greg Jones That the Planning and Zoning
seconded by: Art Isham Commission forward the staff report to

the Anchorage School Board on the
Southwest Anchorage elementary and
middle school site selection with the
following recommendation: #1. The
Planning and Zoning Commission
recommends Site M2 for the middle
school. #2. The Planning and Zoning
Commission recommends the selection
of the site in the area of the designated
Site E1A as the preferred site for the
elementary school and further, that if
acquisition cannot be arranged for that
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site, that Site E1B be an acceptable
back-up site.

Mr. Jones spoke to his motion by stating that the discussion before the
boards tonight demonstrates there is an acceptable site for the middle
school. It is not a perfect site but will meet the needs of the community as
well as the needs of the facility. Mr. Jones believes that in the case of the
elementary school is the fact that the deciding factor of this site’s selection
is the developer’s decision to sell the property. If the recommended site is
selected, that would become the reason we would locate the public facility
on that site. That is not the appropriate criteria for locating public
facilities. We have heard from the community and the professional staff
that the appropriate site is E1A or something in that location and we
should figure out how to get it.

Nancy Pease agreed with Mr. Jones’ comments and stated that she has
concerns with E1B as a back-up site, specifically the solar exposure and air
quality and inversion. Since it is in proximity to the airport and also in
proximity to major roads, Ms. Pease would be reluctant to approve it as a
backup site without knowing that the air quality is suitable. Mr. Jones
commented that he accepted Ms. Pease’s comment as a friendly
amendment. Ms. Pease proposed as a friendly amendment that approval
of Site E1B be contingent on the approval of the air quality measures at
that site, especially referring to the air traffic and build-out of the
residential area. Art Isham seconded the amendment.

Mr. Johnny Gibbons stated that he intended to support the motion and
amendment as put forward. Mr. Gibbons thinks that the need for the
schools in that area has been demonstrated and the need will only
increase in the future. Mr. Gibbons further stated that because he sits on
the Planning and Zoning Commission, he is aware of the lack of land
available in the Anchorage Bowl so he feels it is important to acquire any
land that is somewhat suitable when it is available. Mr. Gibbons stated
that he feels there have been adequate technical studies on the proposed
sites sufficient for the commission to put this forward.

Bill Wielechowski announced that he will support the motion for the
reasons stated by Commissioners Jones, Pease and Gibbons.
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Art Isham announced that he will support the motion and he likes the
opportunity to negotiate for the preferred site,

Mer. Poulton reported that he will also support the motion and particularly
likes the fact that there is a primary and a backup site option.

VOTE:

Ayes: Poulton, Jones, Gibbons,
Isham, Pease, Wielechowski

Nays: None

MOTION AS AMENDED PASSED
Mr. Jones moved to adjourn and the motion was seconded by Mr. Isham.
The meeting of the Planning and Zoning Commission adjourned at 7:34 p.m.
April 7, 2005, by unanimous consent,
Meeting of the Anchorage School Board
April 7, 2005

1. The meeting of the Anchorage School Board was opened at 7:35 p.m.
President, Timn Steele presided.

2. Roll Call

School Board Members Present: Tim Steele, President; Mary Marks, Vice
President; Jeff Friedman, Crystal Kennedy, Jake Metcalfe, Macon Roberts,
and John Steiner.

Others _Present: Commission members, Johnny Gibbons, Bill
Wielechowski, Nancy Pease, Art Isham, Greg Jones, and Don Poulton,
Chair; Carol Comeau, Superintendent; Ray Amsden, George Vakalis, Fred
Johnson, Cathy Hammond, JoAnn Contreras, Robin Siegfried, and other
interested persons.
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3.

CONSENT AGENDA

ACTION:

Moved by: John Steiner
seconded by: Crystal Kennedy

That the School Board accept the
recommendation of the Planning and
Zoning Commission and the staff
report on the Southwest Anchorage
elementary and middle school site
selection be forwarded to the Assembly
with the following recommendation:
#1. Site M2 for the middle school. #2.
selection of a site in the area designated
site Site E1A as the preferred site for
the elementary school and further, that
if acquisition cannot be arranged for
that site, that Site E1B be an acceptable
back-up site, contingent upon the
satisfactory resolution of an air quality
study for that site.

Carol Comeau commented that in further review and listening to this
discussion, she thinks this is a much better way to approach this and we
will have a stronger point to make our case of this being a good site.

Jeff Friedman mentioned his concern in addition to the air quality and
other items mentioned about E1B by the Planning and Zoning
Commission. In the work session it was pointed out that the traffic
analysis suggested that the middle school and elementary school not be
on same piece of property and he thinks that same analysis would apply if
one is across the street from one another, in fact the traffic might be even
worse. If we are approving M2 as the middle school, putting an
elementary school directly across is likely to exacerbate the traffic. Mr.
Friedman commented that he is not sure that E1B is acceptable at all.
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AMENDMENT:

Moved by: Jeff Friedman that we delete E1B as an alternate,
seconded by John Steiner (for
purposes of discussion)

John Steiner asked the administration if the amendment is adopted and
Site E1A cannot be acquired through negotiations, what affect would that
have on the district in terms of not having a backup. George Vakalis
responded that it would mean that there would be no backup, however,
we have gone through this before and there are solutions to dealing with
traffic. Even though it was recommended not to have the two schools
next to each other you have separation and two different directions in
which vehicles, buses and everything else can enter into that property. In
fact, there is a major access into the land by accessing down in here
(pointing to the map). You have a real long slope and you can access
down here. So you do have separation. With this amendment the district
would not have a backup.

VOTE ON AMENDMENT:

Ayes: Steele, Friedman

Nays: Kennedy, Metcalfe, Steiner,
Roberts, Marks

AMENDMENT FAILED

Jake Metcalfe reported that he will support the motion and thinks Mr.
Potter’s idea to negotiate for Site E1A is a good suggestion.

John Steiner stated that he agrees with Mr. Metcalfe and thinks it is
desirous for the developer to have a good place for a school. If he had a
school down in a hole, it would actually devalue his entire development.
There may be some negotiating room for that. Mr. Steiner appreciates Mr.
Potter’s suggestion and feels it has some real possibility.

Macon Roberts commented that traffic is with us and it's a given. The
district worked out a plan for the traffic problems at Spring Hill and
Hanshew so it does not concern him. Mr. Roberts appreciated Mr. Potter’s
comments as well.
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VOTE:
Ayes: Steele, Metcalfe, Marks,
Friedman, Kennedy,
Roberts, Steiner
Nays: None
MOTION PASSED

The Anchorage School Board meeting of Thursday, April 7, 2005 unanimously
adjourned at 7:42 p.m.
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Municipality of Anchorage

MEMORANDURM

DATE: April 7, 2005

TO: Planning and Zoning Commission
Anchorage School Board

THRU: ’}\( Tom Nelson, Director
Planning Department

THRU: athy Hammond, Planning Supervisor

FROM: C;E’gloAnn B. Contreras, Senior Planner

SUBJECT: Southwest Anchorage Elementary and Middle School Site Selection,
Case 2005029

The Planning and Zoning Commission and the Anchorage School Board are asked to review
the attached study and to make a recommendation regarding the selection of a site for a new
elementary school and a new middle school in the Sand Lake area.

Six site options in two areas were evaluated in the site selection study. Based on criteria and
available information, a site in Area 1, located in Kincaid Subdivision north of Dimond
Boulavard and west of Kincaid Estates Drive, is the best option for an elementary school site.
Site E-1A is the preferred site; however, this site is unavailable for acquisition. Site E-1B,
located at the northwest corner of Dimond Boulevard and Sand Lake Road and within the
same subdivision, offers a viable alternative and a better option than Site E-2.

Area 2, Site M-2, located at the northeast corner of Dimond Boulevard and Sand Lake Road
is the preferred site for a middle school.

The results of the site selection study were presented on February 14 to the Sand Lake
Community Council. It was also put onto the Planning Department's website. Notification of
the site selection hearing was provided to adjacent property owners and other interested
parties. Written comments received to date are attached.

The study was submitted to the Joint School Site Selection Committee on March 9 for its
review. The committee supported the available sites, E-1B and M-2. The Assembly will
make the final decision on the site selection. That public hearing will likely be in mid-May.

The Planning Department recommends that the Municipality and the School District assume
no liability, financial or otherwise, for resolving the following conditions: Prior to site
acquisition in either Area 1 or Area 2, all environmental contamination on the chosen site
shall be identified and remediated by the property owner according to a work plan approved
by the Alaska Department of Environmental Conservation (ADEC). If Site M-2 is chosen, a
Phase | Environmental Assessment should be performed to include the 5-acre parcel, which
was not originally available.
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STATE OF ALASHKA R ——

DEPARTMENT OF TRANSPORTATION AND PUBLIC FACILITIES 4111 AVIATION AVENUE
/ P.O. BOX 196900
/ ggi;JHDRAGE, ALASKA 99519-6900
CENTRAL REGION - PLANNING | (m,{ ’255,"53?5," (FAX 269-0521)

March 22, 2005

RE: Zoning Case Comments
2005-029 Southwest Anchorage
Elementary & Middle School Site
Selection Study

Terry Weaver, Platting Officer

Planning and Development WA T4 o
Municipality of Anchorage '

P.O. Box 196650

Anchorage, Alaska 99519-6650

Dear Mr. Weaver:

The Alaska Department of Transportation and Public Facilities has reviewed the school site
selection study and has no objection to the recommendations for Sites E-1A, E-1B, or M-2. Oncea
final site selection has been made and prior to a detailed site design we will require the Anchorage
School District (ASD) to perform a detailed Traffic Impact Analysis (TIA). Permits are required to
access State roads.

A detailed TIA needs to take into account the following:
For all sites in Kincaid Estates, explore the same issues the subdivision developer once had to:

Check the need for left turn bays on westbound Kincaid Rd at Kincaid Estates Drive

Check the level of service performance at Kincaid and Sand Lake, no improvements anticipated.
Check the need for a right turn bay on westbound Dimond Boulevard (MOA Road)

Check level of service performance at Sand Lake and Dimond Boulevard

Develop walking route plans for the final school site per ASD's Hazardous Transportation
Committee procedures

Establish and budget for the need for 20 MPH School Zones on Kincaid Road per HTC
procedures

Sl o

<
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2005-02%9 SW School Site Selectin Page 2 March 22, 2005
For Site M-2 Middle School in NE Quad of Dimond and Sand Lake:

1. Check the level of service performance at Sand Lake and Dimond Boulvard
2. Check the need for a left turn and right turn bays at any school entrances to major roads
3. Check corner clearance from Sand Lake and Dimond per ADOT&PF Chapter 11 Driveway

Permitting Standards
4, Develop walking route plans for the final school site per ASD's Hazardous Transportation

Committee procedures
5. Establish and budget for the need for 20 MPH School Zones on Kincaid Road per HTC

procedures

We encourage the ASD to develop a site circulation plan, which minimizes circulation conflicts on
major roads

Thank you for the opportunity to comment.
Sincerely,

o ol

Sandra L. Cook
Anchorage Area Planner

leh

cc:  Louise Hooyer, RLS, Engineering and Survey Supervisor, Right of Way
Lynda Hummel, Right of Way Agent, Right of Way
Richard “Rick” L. Oldford, P.E., Review Engineer, Contracts
William R. Strickler, P.E., Chief, Traffic Safety & Utilities, Central Region
Scott Thomas, P.E., Regional Traffic Engineer, Traffic Safety and Utilities
Hank Wilson, P.E., Highway Design Chief, Highway Design



MUNICIPALITY OF ANCHORAGE

OFFICE OF ECONOMIC AND COMMUNITY DEVELOPMENT

PARKS & RECREATION
MEMORANDUM

DATE: March 28, 2005

TO: Physical Planning Division, Planning Department

FROM: ‘/DFI‘om Korosei, Park Planner

SUBJECT: Southwest Anchorage Elementary and Middle School Site Selection Study
P&ZC Case No. 2005-029

Parks and Recreation concurs with the recommendations set forth in the Site Selection Study.

In particular, the location of the proposed middle school site adjacent to Jade Park, despite the grade
separation, should facilitate potential cooperative use of the facilties to the benefit of the community.

The Anchorage Bowl! Parks, Natural Resource, and Recreation Facilities Plan recommends development
of school-park partnerships in the Southwest Achorage area.

Parks and Recreation also supports multi-use trail connectivity between public facilties such as schools
and parks, and recommends appropriate frail connections be incorporated into site development plans of
any school facility.

Thank you for the opportunity to comment.

Cc Jeff Dillon, Director MAR 30 2008

Ssuthwest Anch Schoof Site Sel

+
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ol .S an d L ake Sherrl Jackson-President

Ph# 248-0995 Fax# 243-9231

d Community Council JicksonshorriBhotrailoon
Grass roots commumty involvement www.communitycouncils.org/slecinfo html

March 31, 2005

JoAnn Contreras

Fax:343-7927

Sherri Jackson
Sand Lake Community Council
Fax: 248-8427

Dear JoAnn Contreras,

Here is our resolution regarding the school site selection.

Our community is very concerned about the elementary school site selection
and have questions.

What isn’t understood and a questlon in need of answers is why ate you all
going forward with accepting this elementary site when there are still legal
disputes going on with the development in the Kincaid Estates.

We are real[y asking of you answers here.

We will be asking Carol Comeau and Mayor Mark Begich these questions
also.

‘We are having an executive board meeting April 6.

Is there any way we can postpone thlS meeting until we have had a few
more neetings?

Thank you,

Sherri Jackson

Ah%w R Jockoon
‘Fag Jor | MAR 51 2005
T Zpag pages faxed —

Sand Lake Community Council is 2 member of Federation of Community Councils
401 E. Northern Lights Blvd, #204 Anchorage, Alaska 99503-9814
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) herrl Jackson-Presiden
m Sa'nd' La'ke f’h; ;ljs-nyss_;x#;‘@s—tszs:
G Commumtv Counal -jacksonsherti@hotmail.com

Grass roots curmnumty involvement www.communitycounells.org/slecinfohtml

March 31, 2005
‘JoAnn Contreras
Planning Department
Fax: 343-7927

Sherri Jackson
Sand Lake Community Council
Fax: 248-8427

Whereas the Sand Lake Community Council passed this resolution regarding
the new elementary Southwest school site selection.

The elementary school site located in the southeast Kincaid Estates(gravel
pit) closest to the Dimond Road/Sand Lake Road was voted against 15-1.

Whereas the Sand Lake Community Council passed this resolution regarding
the new middle Southwest school site selection.

The middle school site located on the eastside of Sand Lake Road in the area
serviced by AS&G was voted for 15-1.

Respectfully,

Sherri Jackson

President

Sand Lake Community Council
223-0684

BhoniR perose

Sand Lake Community Council is a member of Federation of Community Councils
401 E. Norihern Lights Bhvd, #204 Anchoruge, Alaska 99503-2814

£
A



Re‘ 'éiica L Marn

B3/29/2005 18:54 9876798 . REBECCA L MARTIN CPA PAGE B1/01

6330 Qul tC 5

. ~Ancliorags, Alisks: 99502
T (O0TY 6771494
‘Bax(yai .67‘!-1495

Fax Cover Sheet

Recipiant'sName’ Planning & Zoning Commission & ASD School Board
Organization _

Fax Number AT )Y G . 2 e RS

Telephone Number

Date : ' March 28, 2005 ) .
Subject © | Gase 2005-D29 — Southwest Elementury & Middle Schools

Total Numbar of Pages (including covar page): 1

l  Urgent l | Reply ASAP | Please Comment x For Your Records

Comments:
Name: Rebecca Martin

Address: 6330 Quiet Circle

Legal: Lot 25 Block 25 Hidden Hills

We like Area 2 at Site E-2 & M-2 for the proposed sites for new Southwest Elementaty &

Middle Schools. This cormner has great roads and sidewalks and would need very little in

the way of road improvements to support these schools. Also, traffic flow would be much

better in this area than back in the neaighborhoods of the other proposed sites. Aécess would

he easler, too.

Area 2 at Site E-2 & M-2 is not in a currently establisﬁed neighborhood and would not

disttnb any current residents and their traffic flow.

We hope to be able to attend the work session and the public mesgting.

- i. .

FR U

29 MAR 2 9 2005



View Comments

Page 1 of 1

View Case Comments Submit a Comment

** These comments were submittaed by citizens and are part of the public record for the cases **

Questions? If you have questions regarding a case, please contact Zoning at 907-343-7943
or Platting & Variances at 907-343-7942,

[

1. Select a Case:
2. View Comments:

200025

Case Num: 2005-029
Site selection for a public school

Site Address: N/A

Location: The general locations of the six sites are: Area 1, (Sites E-1, E-1A, E-1B and Site M-1), Is
jocated west of Sand Lake Road between Dimand Blvd. and Kincald Road. Area 2, (Site E-2 and Site M-2),
is located near the same Intersection, but at the northeast side of the Intersection of Sand Lake Road and
Dimond Bivd. Area 1 Is a 57-acre area consisting of Tracts 6, 7, 8, and a portion of Tract 9, Kincald Estates
Subdivision (Plat 2003-95), located within NE1/4, SE1/4 and SW1/4 of Section 9, T12N, R4W, 5.M.,,
Alaska; and Tract A, Kincald West Subdivision (Plat 2004-43), located in the W Y2, SW % of the NE % of
Section 9, T12N, R4W, S.M., Alaska, and a 15-acre portion consisting of the southern part of Tract 1,
Kincald Estates Subdivision (Plat 2003-95), located within NE1/4, SE1/4 and SW1/4 of Section 9, T12N,
R4W, S.M,, Alaska. Area 2 Is a 30-acre area consisting of an unsubdivided parcel, located south of Tract A,
Lancaster Subdivision in the SW % of Section 10, T12N, R4W, S.M,, Alas

Details | Staff Report | submit a comment

Public Comments

3/25/05
Berit Eriksson
3705 Arctic Blvd., #1179

Anchorage AK 99503
My residence address is 5400 W. Dimond at the Seacliff Plaza. I am absolutely

-disturbed to see that sites in Area 2 (E-2 & M-2) across the street from my
residence is belng considered for a school site!!! The majority of the new
construction is around the sites in Area 1 (E-1, E-1A & M-1). This is where the
children will be living, Please put the school where the kids will live.It will be a
high density residence area. I will be contacting my Municipal representatives in
this matter. I am sure that my neighbors feel the same. I am happy to pay
school taxes even though I have no children. The Seacliff area has only a couple
of children and the rest of the residents are childless or older aduits. I really
don't want to see a school across the street.

Zoning & Platting Cases On-line website

30

http://munimaps.muni.org/planning/allcomments.cfim?casenum=2005-029
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Municipality of Anchorage *'L;é' 1 = SR T .,_;:}
P. O. Box 196650 =Y : X
Anchorage, Alaska 99519-6650 géi;; Tpi5e i
: =

(007) 343-7943 . éﬁg \ S AsswaL b
e oy | 6.5, FOBTAGE [

011-072-46-000
DIEMER EDWARD D & MARY A
5326 WANDERING DRIVE
ANCHORAGE, AK 52502

NOTICE OF: April 7, 2005 Public Hearing
Planning Dept Case Number: .  2005-028

The Municipality of Anchorage, Planning and Zoning Commission, will consider the following:

CASE: 2005-029
PETITIONER: Anchorage School District
REQUEST: Site Selection for Southwest Anchorage Elementary and Middle School

LEGAL/DETAILS: Area 1, Sites E-1, E-1A, E-1B and Site M-1:

= g 57-acre area consisting of Tracts 6, 7, 8, and a portion of Tract 9, Kincaid Estates Subdivision (Plat 2003-55),
located within NE 1/4, SE 1/4 and SW 1/4 of Section 9, T12N, R4W, 85.M., Alaska; and Tract A, Kincaid West
Subdivision (Plat 2004-43), located in the W 1/2, SW 1/4 of the NE 1/4 of Section 9, T12N, R4W, 8.M., Alaska,
and

= a 15-acre portion consisting of the southern part of Tract 1, Kincaid Estates Subdivision (Plat 2003-93), located
within NE 1/4, SE 1/4 and SW 1/4 of Section 9, TI12N, R4W, S M., Alaska; generally located west of Sand Lake
Road between Dimond Boulevard and Kincaid Road.

Avea 2, Site E-2 and Site M-2:

s 2 26.8-acre arca consisting of a portion of an unsubdivided parcel located south of Tract A, Lancaster
Subdivision, in the SW1/4 of Section 10, T12N, R4W, 5.M, Alaska; generally located between Dimond
Boulevard and Kincaid Road at the northeast side of the intersection of Sand Lake Road and Dimond Boulevard.

CURRENT ZONES:  R-1A and R-2A SL {Area 1) and R-1A (Area 2)
SAND LAKE COMMUNITY COUNCIL

The Municipality of Anchorage and the Anchorage School District are proposing to co-locate a new clementary and middle school in the Sand Lake
area, Six site options have been identified, and the general locations are shown on the back of this form.

A joint public hearing on the site selection will be held befors the Plz *ing Commission and the Anchorage School Board on Thursday,
April 7. 2005, at 6:30 p.m, in Room 830 at City Hall, 632 West 6" ity «arwnBge. Prior to the public hearing, a worksession will be held af” -
5:30 p.m.

The Zoning Ordinance requires that you be sent notice because your property is within the vicinity of the petition area. This will be the only public
hearing before the Commission, and you are invited to appear. Comments may be mailed to the Physical Planning Division, Planning Department,
Municipality of Anchorage, P. O. Box 196650, Anchorage, Alaska 99519-6650; faxed to 343-7927, delivered to the Planning Department in the
Planning & Development Center at 4700 Bragaw Street, or submitted via the Planning Department’s website at
http://munimaps.muni.org/planning/allcomments.cfm. To be included in the staff packet to the Commission, comments need to be submitted to
the Planning Department by noon, Tuesday, March 28, 2005.

A site selection report has been prepared presenting the six site options and a recommendation. Copies are available at the Planning Department’s
Public Counter at 4700 Bragaw Street. For further information about the study, please refer to the school site selection website at
http://www.muni.org/planning/prj_schoolsiteselection.cfm, or call the Department at 343-7921.

Name:
Address:
Legal Description:
Comments f’.&'a’/c’/f SV P gl / A7 =R . LR g [ (1) gvl. ger A Aoprdiels”
2D newt Fo Gude Perl iodich gkl be peand. (5) Sedilig
Epgas ol BOFecn P Ml graeel E—1B . LIS /S vmdn —Swon
Fhens pras Beevt cia g S0 fvoringlT o ool 507%  gerids - SE
Print Date: 02/28/2005 2005-029-SITE SELECTION/PROPERTY OWNERS-PLANNING AND ZONING COMMISSION
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5:30 p.m.
The Zoning Ordinance requires that you be sent notice because your property is within the vicinity of the petition. area”-This, will be the only public
hearing before the Commission, and you are invited to appear. Comments may be mailed to the Physical Plafr‘ﬁlingzbivisi'on; Plannirig Department,
Municipality of Anchorage, P. O, Box 196650, Anchorage, Alaska 99519-6650; faxed to 343-7927%; delivered to the Planping Department in the
Planning & Development Center at 4700 Bragaw Strest, or submitted via the Plannirgy AIDepapnfdhs  website  at
http://munimaps.muni.org/planning/alicomments.cfin. To be included in the staff packet to the Commission, comments need to be submiited to
the Planning Department by noon, Tuesday, March 29, 2005, - o i b -

B < IR
. . . T T T
A site selection report has been prepared presenting the six site options and a recommendation. Copies re avé'rlablél‘_af#‘hE"Plannmg Department’s

Public Counter at 4700 Bragaw Street. For further information sbout the study, please refer to ‘the_séhool site selection website at
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CASE: 2005-029
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REQUEST: Site Sclection for Southwest Anchorage Elcmentary snd Middle School

LEGAL/DETAILS: Area 1, Sites E-1, E~1A, E-1B and Site M-1:
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SUMMARY

The Anchorage School District has identified the need for an elementary school and a
middle school in the Sand Lake Area. This study was prepared to assist in the selection
of sites for the proposed schools.

A total of six sites within two areas have been evaluated as part of the site selection
process. Area 1 includes Sites E-1, E-1A, E-1B and M-1 and Area 2 includes Site E-2 and
M-2.

Area 1 is generally located in the northwest and southeast part of Kincaid Estates
Subdivision south of Kincald Road and west Sand Lake Road. Site E-1 is the
northernmost site located at the southwest corner of Kincaid Road and Kincaid Estates
Drive; Site E-1A is centrally located just south of the 80" Avenue alignment; Site M-1
overlaps Site E-1A and extends farther south. Site E-1B is located at the southeast
corner of Kincaid Estates Subdivision.

Area 2 is located northeast of the intersection of Sand Lake Road and Dimond Blvd. Site
E-2 is located in the northern portion of the site and Site M-2 includes all of Area 2. The
offered area was modified and no longer accommodates the Site E-2 option; however,
the site can accommodate a middle school and associated facilities.

All sites were evaluated based on established criteria such as location, size, suitability for
development, existing and potential hazards, surrounding land use, access, availability of
utilities, and estimated costs for acquisition and site development.

All site options within Area 1 will include infrastructure improvements, such as
roadways; substantial pedestrian amenities, including sidewalks, trails, and walkways,
and street lighting; utilities, including storm drain, sewer and water; and removal of any
contaminated soils and grading before the school site is developed. Any schools in this
area should include aircraft or traffic noise abatement measures. All sites are affected
by high wind, although Site E-1B may be less affected. Placing the elementary schoot
within Area 1 will minimize busing requirements. Site E-1A appears to be the most
suitable option for the proposed elementary school; however, this site is unavailable for
acquisition and Site E-1B offers a comparable option. Site M-1 is also unavailable for
acquisition.

All site options within Area 2 will require construction of a lift station to connect sewer
lines to the municipal system; an on-site storm water management system; and grading
and earthwork. Area 2 has good access, is similarly affected by wind and traffic noise as
Area 1, and will require busing. Site M-2 appears to be the most suitable option for the
proposed middle schoal.

The limited Traffic Impact Analysis does emphasize potential vehicular traffic impact if
two schools are located adjacent to each other in one area. For this reason, placing an
elementary school in Area 1 and a middle school in Area 2 would minimize future traffic
conflicts.

39



INTRODUCTION

The Anchorage School District (ASD) has identifled the need for a new elementary school and a
new middle school to serve Southwest Anchorage area to accommodate current overcrowding
in some of the schools that serve this area and projected student population. This report has
been prepared to assist in the selection of those sites. ASD has determined the new schools
should be located in the area generally north of Dimond Boulevard and west and/or east of
Sand Lake Road.

This report evaluates information on six possible options on two properties: (1) sites for either
an elementary or a middle school or both (Area 1: Sites E-1, E-1A, E-1B and Site M-1) in the
proposed Kincaid Estates development area on the west side of Sand Lake Road and between
Kincald Road and Dimond Boulevard; and (2) sites for either an elementary or a middle school
(Area 2: Site E-2 and Site M-2) in the vacant area northeast of the Dimond Boulevard/Sand
Lake Road intersection, The general locations of the sites are shown on Map 1. A
recommendation for the preferred sites is presented at the conclusion of this report.

PROPOSED PROJECT

Sites for the new schools are programmed for selection in 2004-05 in the School District's 2004-
2010 Six-Year Capital Improvement Plan (CIP). Design funds for an elementary school had
been proposed for 2005-06; however, because the District has committed to no bonding
request in 2005, all funding for those projects proposed in 2005-06 will be at the earfiest 2006~
07 and could be later. It is not certain that 2006-07 will include construction for an elementary
school. Neither design funds nor construction funds are programmed for the middle schoo! at
this time. Funds for selecting and acquiring sites were approved on the 2003 school bond. The
School District intends to construct these schools as independently functioning facilities without
the need to share components of thelr individual programs.

SITE SELECTION PROCESS

The school site selection process is governed by Anchorage Municipal Code (AMC) Chapter
25.25. The main policy-making bodies involved in the school site selection process are the
Anchorage School Board, Planning and Zoning Commission, and Assembly. Members of these
policy-making groups participate in a joint school site selection committee that guides staff
efforts. The staff effort for school site selections primarily comes from the Anchorage School
District and its consultants, and the Municipal Planning Department.

There are several phases involved in the school site selection process. The first is identification
of the need for a school. In this phase, the School District identifles the general area where a
new school will be needed, usually based on its student enrollment projections. These
projections are updated yearly, based on current attendance levels and population trends.

The second phase of the selection process begins with a site search performed by municipal
planning staff to identify potential sites in the general area to be served by the new school.
Factors considered during this search include location, size, topography and other physical
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characteristics, surrounding land use and zoning, access, and land status. Adopted site
selection procedures also require the search to include identification of all municipa! land that
may be available to fulfill the identified school need.

During this phase, planning and school district staffs meet with area residents to explain the
selection process and to discuss possible site options. Comments from these community
meetings are considered when the findings of the initial site search are reviewed and a
determination is made as to which sites will be further evaluated.

Geotechnical evaluations are prepared for each site considered. These evaluations determine
the feasibility of building a school on a site and provide estimated site development costs. An
assessment of potential environmental contamination and a traffic impact analysis are also
provided for each site. Because of proximity to the Ted Stevens Anchorage International
Alrport, a noise evaluation was also prepared for this study. In addition to the technical
studies, estimates of value are prepared that allow a comparison of the relative monetary worth
of the site options.

When information on the sites has been collected, planning staff prepares a report that
consolidates and evaluates the information and recommends a site or sites for selection. After
the report is complete and available for public review, a meeting is held with area residents and
other interested persons to present the results of the study. The study is also reviewed by the
Joint School Site Selection Committee.

The final phase of site selection is the formal approval process. A joint public hearing is held
before the School Board and the Planning and Zoning Commission. Notices are mailed to
nearby property owners and published in newspapers three weeks prior to the hearing. Notices
are also mailed to the affected community councils.

The School Board and the Planning and Zoning Commission each make a recommendation on
the proposed site selection. These recommendations, along with those from the affected
community councils and other reviewing bodies, are forwarded to the Assembly. The Assembly
makes the final decision on the site selection.

After site selection is complete, the Municipality begins the acquisition process, AMC 25.25.040
requires that, when acquisition funds are available, privately owned property must be acquired
within twelve months of the Assembly site selection. If acquisition is to be funded by bonds
issued subsequent to the site selection, a purchase agreement must be executed within 90 days
after the next eligible municipal election. The property owner may agree to waive these time
requirements. Property not acquired may not be subject to school site consideration for six
years after the expiration of time limits.

SOUTHWEST ANCHORAGE ELEMENTARY AND MIDDLE SCHOOL SITE SELECTION STUDY
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EXISTING AND PROJECTED STUDENT ENROLLMENT

Four elementary schools currently serve students in the Sand Lake area — Kincaid, Sand Lake,
Chinook, and Gladys Wood. One middle school, Jane Mears, serves the area. Seven
elementary schools feed into Mears—the four previously listed along with Campbell, Bayshore
and Klatt. The new middle schoo! is expected to provide capacity relief to Mears, as well as
Romig Middle School, which has 9 elementary schools feeding into it. Existing elementary
schools and existing middle schools with attendance boundaries are shown on Map 2.

The School Disttict’'s 2003-2009 Six-Year Capital Improvement Flan provides enroliment
projections for all these schools. Total enrollment at elementary schools within the Mears
attendance area is projected to exceed 100 percent throughout the six-year projection period.
Except for Klatt and Campbell, all of these schools remain above capacity for the duration of the
projection period. Sand Lake is particularly problematic with projected enrollment above 130
percent. Current and projected enrollment figures for elementary schools in the Mears
attendance area are shown in Table 1.

TABLE 1

CURRENT AND PROJECTED ENROLLMENT FOR ELEMENTARY SCHOOLS
MEARS ATTENDANCE AREA
FALL 2003 — FALL 2009

Enrollment (Percent Capacity Used)
School Caﬁigw Fall 2003 | Fall2004 | Fall2005 | Fall2006 | Fall2007 | Fall 2008 | Fall 2009
Bayshore 509 589 (116) 584 (115) 584 (115) 580 (114) 569 (112) 569 (112) | 576 (113)
Campbell 534 508 (35) 493 (92) 481 (90) 478 (90) 481 (90) 490 (92) 499 (93)
Chinook 497 548 (110) 532 (107) 531 (107) 523 (105) 519 (104) 525 (106) | 513 (103)
fﬁf 408 478 (118) 485 (119) 501 (123) 500 {123) 498 (112) 504 (124) | 506 (124)
Kincald 536 531 (199) 529 (99) 532 (99) 541 (101) 542 (101) 548 (102) | 538 (100)
Klatt 431 407 (94) 396 (92) 399 (93) 410 (95) 416 (97) 424 (98) | 447 (104)
Sand Lake 486 633 (130) 635(131) | 636(131) 642 (132) 655 (135) 656 (135) | 659 (136)
o | | | oA | s | um | We | de | e

Source: 2004-2010 Anchorage Schoo! District CIP
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Total enrollment for the two middle schools is above 100 percent capacity throughout the
projection period. Enrollment at both schools is expected to decrease by the end of the
projection perfod, with Mears falling from 121 to 106 percent and Romig from 111 to 99
percent. Current and projected enroflment data for both middle schools is shown in Table 2.

TABLE 2

CURRENT AND PROJECTED ENROLLMENT FOR MIDDLE SCHOOLS
FALL 2003 — FALL 2009

Enrollment (Percent Capacity Used)

School CaEEI:itv Fall 2003 | Fall2004 | Fall2005 | Fall2006 | Fall2007 | Fall 2008 | Fall 2000
(gr’a’gzas’g_s) 911 1,104 (121) | 1,069 (117) | 1,041 (114) | 1,013 (111) | 1,000 (110) | 968 (106) 967 (106)
(gr‘:ge':“g_s) 757 842 (111) 834 (110) 808 (107) 787 (104) 775 {102) 751 (99) 752 (99)

e | aeee | W) S| WS | M | e | G | e

Source: 2004-2010 Anchorage School District CIP

These enrollment projections are based on Alaska Department of Education (EED)
recommendations for measuring school program capacity using building square footage rather
than the number of classrooms and students per classroom within a building. The School
District is transitioning away from EED capacity measurements and back to program capacity
which mare accurately reflects a school’s actual capacity. Enrollment projections in the 2005
CIP will change accordingly.

As part of the enroliment forecast process, the School District applies population growth factors
including state population projections, residential births in Anchorage, and changes in the
percent of school-age children in the total population. Another factor to consider is the amount
of population growth anticipated in Southwest Anchorage. The Anchorage 2020/Anchorage
Bowl Comprehensive Plan projects as many as 16,000 more people may reside in Southwest
Anchorage by 2020, which may generate the need for 4,000 to 6,000 additional housing units.

This growth allocation assumes development of remaining vacant residentially-zoned lands,
including the Sand Lake gravel pits and other vacant residential tracts directly south of the
airport. The Anchorage 2020 projections assumed the housing ratio would be similar to current
patterns, about 70 percent single-family and 30 percent multi-family, with multi-family located
near designated town centers. Using that assumption with the School District's formula for
estimating number of students by housing type by attendance area, the projected growth in
Southwest Anchorage could produce between 982 and 1473 new elementary students and
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between 252 and 377 new middle school students by 2020. The proposed Kincaid Estates
development would generate an estimated 219 elementary and 62 middle school students at

build out.

Assumptions in the Anchorage 2020 plan about future growth were drawn from economic,
population, and household forecasts prepared by the University of Alaska’s Institute of Social
and Economic Research (ISER). Projections in the plan are based on an average annual
population growth rate of 1.6 percent. However, the plan recognizes that any projection is
vulnerable to unknowns. Unforeseen events, such as a large-scale resource project, military
crisis, severe recession, or natural disaster, could dramatically affect projected growth rates.
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-5-

42



SITE SELECTION CRITERIA

Two properties were Identified within the study area described in the Site Search section. A
number of school siting options were identified on these sites for further evaluation. The
general school site selection criterfa established by AMC Chapter 25.25.80 were applied, along
with other factors. These criteria form the basis for recommending the preferred sites.

Physical Characteristics

The standard site sizes are 15 acres for an elementary school and 30 acres for a middle school.
These sizes conform to nationally accepted standards. Each site is sized to generally house the
school building, together with required parking, recreational areas, and other appurtenances,
while allowing some flexibility in site design. School space specifications for the elementary site
selection are based on a 58,300 square foot building with 26 classrooms to serve a student
population of 550 in grades K-6. Outdoor recreation includes areas for a playground, track and
hard surface activities, multi-purpose field, free skating, and sledding.

School space specifications for the middle school site selection are based on a 158,000 square
foot building with 46 classrooms to serve a student population of 1,058 in grades 7 and 8.
Outdoor recreation includes facilities for football, track, hockey, tennis, and fields for soccer,
softball and multi-purpose use.

Beyond size, the selected site must be physically capable of supporting the planned
development. Topography, drainage, soils, foundation conditions, and inherent hazards are
among the physical characteristics used to evaluate each site. The site should be relatively
level and well drained with stable soil conditions. Both natural and introduced hazards should
be absent from the site. Public utilities should be readily available to the property. Amenities
such as proximity to parks and open space, pleasant views, good solar orientation, and
established vegetation are also considered in site assessment.

Surrounding Land Use and Zoning

Ideally, schools should be centrally located within the expected attendance area. Buildings and
other facilities should be carefully located on the site to minimize potential conflicts with
adjacent development. The site options in this study are located in the vicinity of aircraft flight
paths, a potentially incompatible situation because of noise exposure. Recognizing this, an
evaluation of present and future impacts of aircraft noise on the site options was prepared by
Travis/Peterson Environmental Consulting, Inc., in May 2004. An overview of the project scope,
methodology, assumptions, and conclusions is presented in Appendix A. Aircraft flight tracks
and noise exposure contours in the area of the site options are iliustrated on Map 10.

Access

Convenient, safe vehlcular access to the site is essentfal. Sites with existing roads and
pathways built to municipal standards are most desirable. Traffic impacts on surrounding
neighborhoods and adjacent roadways should be minimized by choosing approptiate access

SOUTHWEST ANCHORAGE ELEMENTARY AND MIDDLE SCHOOL SITE SELECTION STUDY
-6-

45



points and by prudent site design. Major traffic should avoid tocal residential streets, when
possible. Since middle school attendance areas are large, many students are bused to school,
so a site location on a major access route is preferable. Safe pedestrian and bicycle routes to
the site are also important. The School District considers safe walking routes within a 1 Y2-mile
radius of the school. Middle school students may use signalized crossings at busy intersections
that might be deemed hazardous for elementary-age students. Students are bused when
hazardous routes and/or crossings are identified.

A limited Traffic Impact Analysis (TIA) was prepared to evaluate potential traffic impacts from
each site option in this study. Site-generated traffic volumes were based on trip generation
rates according to the Institute of Transportation Engineers Trip Generation manual. Trip rates
were based on student populations for each school. The TIA used 2020 traffic volume
projections at key intersections as a base for the assessment, and then overlaid those with
projected school-related traffic at each location.

Availability of Utilities

Public utilities should be readily available or programmed to serve the property. Extension of
public water and sewer or development of on-site systems are factors that increase overall site
development costs. Appendix B provides detailed comments on availability of utilities and
associated costs for site options.

Related Plans and Policies

Compliance with current municipal plans and policies is also considered in the site selection
process and future development phase of the proposed facilities.

In addition to the codified school site selection criteria, the Anchorage 2020/Anchorage Bow/
Comprehensive Plan recommends the following site selection criteria be considered for
government facilities frequented by the public: (a) compatibility with nearby uses; (b)
pedestrian and transit accessibility; (c) suitability of environmental conditions; (d) availability of
utility infrastructure; (e) ability to enhance neighborhoods; (f) financial feasibility; and (g)
continual operations and maintenance impacts. These criteria have been generally covered in
the Southwest Anchorage School Site Evaluation report prepared by Robert Bell and Associates
and in this report.

Anchorage International Alrport (AIA) FAR Part 150 Update Noise Compatibility Program-1999
was utilized in analyzing the noise impact to the various sites. The noise compatibility program
seeks an optimal accommodation of both aircraft operations and community activities within
acceptable safety, economic, and environmental parameters.

The Anchorage Bowl Areawide Trails Plan, dated April, 1997, and the draft Anchorage Bow/
Parks, Natural Resource and Recreation Facilities Plan, 2004, were utilized in this report. Other
related plans and policies are discussed in their pertinent sections.

SOUTHWEST ANCHORAGE ELEMENTARY AND MIDDLE SCHOOL SITE SELECTION STUDY
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Site Availability/Acquisition and Development Costs

A site’s availability for acquisition is an important consideration. Condemnation of private
property for a public use is not the Intent of the site selection process unless there is clearly no
other practical alternative available.

As with any public project, it is desirable to incur low costs of site acquisition and development.
Factors that increase the cost of development, such as wetlands or steep slopes, make a
potential site less desirable, as does a high acquisition cost. Opinions of market value were
prepared by a real estate broker to allow a comparison of the relative monetary worth of the
site options. Estimated site development costs for each site were prepared based on
conceptual site plans. The conceptual plans prepared for this study illustrate how each site
option could accommodate a school facility, but are not intended to represent a preliminary
design recommendation.

SITE SEARCH

As part of the site selection process, a search was performed to identify potential sites within
the designated study area, identified as the general area east of the Inlet, south of
International Airport Road, west of Minnesota Boulevard, and north of Huffman Road. Site
options east of Minnesota Boulevard were explored initially, but were generally determined to
be unsuitable for development and/or poorly located to serve the projected student population.
Other site options in the study area were investigated and were either unsuitable or unavailable
by owners. Unsuitable conditions included factors such as, wetlands and deep peat deposits.
The site search reviewed all possible practical options in the designated study area. The search
did not identify any municipal land in this area that could be considered.

Two properties were Identified and proposed for further consideration, with owner consent: (1)
a 57-acre portion of the proposed Kincaid Estates development area, and (2) a 32-acre portion
-of the former Anchorage Sand and Gravel Company (AS8G) extraction site at the northeastern
corner of the Sand Lake Road/Dimond Boulevard intersection.

The findings of the site search were presented to the Sand Lake Community Council in January
2004. In February, the Joint School Site Selection Commitiee approved the sites for further
study with the following configurations: an elementary school or a middle school or both at the
Kincaid Estates site and an elementary school or a middle school at the ASRG site. After that
action, the School District contracted for geotechnical, environmental, noise and traffic analyses
of the site options.

After technical analysis had been completed, the 57-acre portion of the proposed Kincaid
Estates development was withdrawn for consideration and a 15-acre alternate site was offered
for an elementary school in the southeast portion of Kincaid Estates. The School District then
contracted for geotechnical, environmental, noise and traffic analysis for that site option.

In January, 2005, subsequent to evaluation, the owner proposed new boundaries for the 32-
acre Area 2 site; the northern boundary was moved south and the 5 acres in the southwest
portion of the site were included and the overall acreage was reduced to 26.8 acres. This
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configuration makes the elementary option no longer available unless it is shifted to the south.
The School District then contracted for a conceptual plan for a middie school and a revised
analysis of the new configuration, which is the Area 2 middle school option described in this
report. An analysis and comparison of all the sites including the 57-acre Area 1 property and
the Area 2 elementary site option have been included in this report.
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SITE OPTIONS

Most of the information on the geotechnical, environmental, noise and traffic impact aspects of
the site options is taken from two studies prepared for the School District by F. Robert Bell &
Associates, Inc., a local engineering company, and its sub-contractors. Estimated site
development costs are based on 2004 construction costs. The estimated acquisition costs for
the sites were prepared as Broker’s Opinions of Value by Bond, Stephens & Johnson, a local
commercial real estate services firm.

The consultant’s report identified the two property options as Site 1 and Site 2. In this report,
the properties are identified as Area 1 and Area 2. 'E’ is used as a prefix for elementary school
site options and ‘M’ is used for middle school site options. Sites E-1, E-1A, E-1B and M-1 are
located in Area 1. Sites E-2 and M-2 are options within Area 2. Based on established criteria,
the consultant was directed to identify the most physicaily suitable site options within Area 1
and Area 2. Identification of site options included locating buildings on good soils, convenient
vehicle and pedestrian access, and minimal site grading requirements. No off-site access
improvements were identified for either property.

Areal
(Sites E-~1, E-1A, E~-1B and M-1)

Area 1 is located in two parts of Kincaid Estates Subdivision:

(1) a 57-acre portion consists of Tracts 6, 7, 8, a portion of Tract 9, Kincaid Estates Subdivision
(Plat 2003-95), and Tract A, Kincaid West Subdivision (Plat 2004-43). Sites E-1 and E-1A are
each 15-acre elementary school site options located within this portion of Area 1. Site E-1 sits
in the northern part and Site E-1A is in the central part., Site M-1 is a 30-acre middle school
option in the south half of Area 1. (Note: an option not considered, but which may be viable is
an elementary school in the southernmost portion of the 57-acre parcel).

(2) a 15-acre portion consists of the southern part of Tract 1, Kincaid Estates Subdivision (Plat
2003-95), located in the southeast corner of Kincaid Estates Subdivision. Site E-1B is an
elementary school site option. Maps 5, 6 and 6-A show aerial photography and topography of
these sites.

Physical Characteristics

» Location, Size and Shape

Area 1 is located in Kincaid Estates Subdivision, a planned residential subdivision in a
former gravel pit west of Sand Lake Road, south of Kincaid Road, and north of
Dimond Boulevard. The 57-acre portion is located southwest of Kincaid Road and
Kincaid Estates Drive (right-of-way) in the western portion of the subdivision
development. The 15-acre poition is located at the northwestern corner of the
intersection of Sand Lake Road and West Dimond Boulevard in the southeastern
portion of the subdivision. Area 1 is currently undergoing changes as proposed by
the current owner as part of the residential subdivision development.
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The location of Area 1 is central to areas of expected new and existing residential
development in the Sand Lake areas. The sites on the 57-acre portion offer southemn
exposure and views of the Chugach Mountains. Site E-1B, although sitting at below-
grade elevations, has some opportunities for southern exposure.

All four site options in Area 1 meet the minimum school site size standards of 15-
acres for elementary and 30-acres for a middle school. The technical consultants
were asked to identify the most practical options for these sites within Area 1.
Conceptual site design plans prepared by the consultant illustrate that each site
option can house the respective school facility.

The shape of the site options vary: Site E-1 is a modified rectangular shape; Site E-
1A is a rectangular-shaped polygon; Site E-1B has a bowl shape formed by slopes on
the west, south and east sides, and Site M-1 is a modified square shape. These site
areas were recommended based on site development considerations and final
configurations could vary.

Aerial photography of the sites is shown on Maps 4 and 5.

Topography and Vegetation

Much of Area 1 is part of the former Sand Lake Gravel Pits, which were mined over
several decades beginning in the 1950s. The property is characterized by a large,
deep hole in the northwest corner, relatively level ground in the northeast, natural
hills in the southwest, and depressions remaining from mining activities in the
southeast.

Topography across Area 1 is uneven and rolling, with locally high natural hills
adjacent to depressions where granular soils were mined. Low mounds of soils have
been stockpiled at various locations across the study area. Current elevations range
from 64 to 172 feet mean sea level (MSL) over the 57-acre portion of Area 1. The
200- by 700-foot borrow pit in the northwest corner, known as the Lucy Pit, is 76
feet deep with sides sloping up to 45% (Site E-1). The southern portion of the 57-
acre site slopes from west to east 156 feet to 80 feet (MSL), There is a 20-foot high
hill in the middle of the area (Site E-1A and the northern portion of M-1). The
present owner intends to grade the site to approximate final grade as part of the
overall site preparation.

Site E-1B has been significantly graded as part of the residential development
project. The site has been leveled and the elevations changed since the 2002 aerial
photography maps. The steep areas to the west, south, and east have been left
undisturbed and the northern and central portions being relatively level ground
formed by mining.

Vegetation in the undisturbed portions of Area 1 is mixed spruce and birch.
Vegetation In previously disturbed areas is typical first generation growth of grasses
and mosses for both portions of Area 1.
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Hydrology and Drainage

Except for the deep borrow pit, Area 1 generally drains to the southeast. The
bottom of the pit is estimated to be at or near groundwater level and storm water
collected there enters groundwater directly.  Storm water drainage from
development to the west passes through the southern half of Area 1 to drain into a
constructed pond to the south. The storm drain system designed for the Kincaid
Estates residential development will have the capacity to serve Area 1, and will
reduce the amount of runoff entering the groundwater system. Geotechnical
investigations for this study did not encounter groundwater, but data from other
investigations indicates the groundwater level is greater than 50 feet.

The proposed drainage system from Kincaid Estates calls for a pipe to be installed
beneath West Dimond Boulevard flowing to the Turnagain Arm. This system will
need to be rerouted around Site E-1B to accommodate buildings and sports fields.
An easement granted to the Municipality for this system will be required.

The Anchorage Wetlands Management Plan does not show any classified wetlands
on this site.

Solls

Geotechnical investigations were conducted to determine specific soils and
subsurface conditions. Typical soils found were a 4- to 6-foot layer of fairly dense,
sandy gravel over hard, sandy silt. While no buried unsuitable material was
discovered in tests for this study, previous work by others indicate that unsuitable
soil has been deposited in places in the overall pit area. The consultant
recommended that cut and fill efforts during site preparation work be monitored by a
geotechnica! engineer to assess the quality of on-site soils.

Based on the soil evaluation, the consultant concluded that both proposed school
building and associated facilities could be constructed with conventional foundations
on the compact native soils found on the 57-acre area.

Existing soils information was used to evaluate Site E-1B. The site has been
profoundly changed through the mining process during operation of the Sand Lake
Gravel pit. Grading has taken place with the residential development. A detailed
soils evaluation should be prepared as part of any future design work and purchase
contingent on suitability of soils.

Hazards/Potential Hazards

Seismic -- According to the 1979 Harding Lawson Associates (HLA) Geotechnical
Hazards Assessment Study, Area 1 is located in an area with moderately low,
seismically induced ground failure susceptibility, and rated a risk level 2 on a 1-to-5
scale. However, the geotechnical engineer for this study estimated the ground
fallure potential as low because of the cohesive and dense nature of the soils, and
the absence of near-surface groundwater. New public facilities are designed and
constructed to meet International Building Code standards for seismic hazard. Site
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improvements should be sited 50’ from the toe of slopes in the east, south and west
for Site E-1B.

Wind — Area 1 lies within a high wind area, as identified in the 2003 Municipality
Wind Zoning Map. The area may suffer from higher wind exposure due to the lack
of mature vegetation to act as a buffer. Site and building design should address
mitigation options for exposure to high winds, particularly during programmed
outdoor activities for all sites. Site E-1B will shelter the school from winds out of the
west, south and east.

Aircraft_Accident Potential — Areas near airports may be exposed to various levels of
accident potential depending on the type of aircraft, frequency of aircraft over
flights, and local weather conditions. Historically, the risk of being killed or injured
on the ground near an airport is quite small. In Anchorage, most areas in the Bowl
are at some risk because of the large amount of private, commercial, and military
aircraft over flight activity. Airport operations staff says eighty to ninety percent of
take-off and landings from Ted Stevens Anchorage International Airport (TSAIA)
occur over water.

Area 1 is located beneath the flight path of aircraft departing the south runway
(Runway 14). Use of the south runway is usually infrequent because of prevailing
winds. In October, 2003 through May, 2004, about 6 percent of air traffic used the
south runway for departure and 11 percent for arrivals. Airport staff has stated that
safety is not an overriding concern for Area 1.

Noise_Impact Potential — See Appendix A for a detailed evaluation of aircraft flight
patterns and vehicular noise affecting these sites.

Area 1 (Sites E-1, E-1A, and M-1) is located south of Ted Stevens Anchorage
International Airport (TSAIA) property. Site E-1, the northernmost site, is within 65
DNL contour, whereas, Sites E-1A and M-1 are outside the 65 DNL contour.

The airport's land use compatibility guidelines recommend that schools not be
located within the 60-65 DNL noise range. However, when no reasonable alternative
exists and a school must be located in an area with potential noise levels above 60
DNL, noise insulating design and construction techniques can be employed. While
cost-effective construction will not totally eliminate aircraft noise from classrooms, it
can be greatly reduced.

The environmental study analysis showed that Dimond Boulevard is the predominant
source of traffic noise for Site E-1B. Site E-1B is bordered by Dimond Boulevard on
the south and Sand Lake Road on the east. The report recommends a 10-ft.
landscaped berm along the length of the site along Dimond Blvd. to reflect noise
from this site.

Environmental Contamination -- A Phase I Environmental Assessment of Area 1 was
conducted as part of the technical evaluation. This assessment included a records
review and visual evaluation of the property. Several environmental concerns were
found. There is evidence of potential contamination associated with two vandalized
vehicles on the property, as well as five abandoned drums with unknown contents.
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There is also the potential for underground fuel tanks associated with two former
residential structures on the property that may have been heated with oil. Any
contamination found with further investigation of these findings would require
remedial action under state regulations.

Some solid waste was observed on the property and it Is possible some amount may
be buried. The environmental engineer found that these amounts appear to be
relatively small, but will require proper disposal at a permitted landfill. Observed
waste included household debris, tires, piping, an engine and a roof. Debris in the
Lucy Pit included vehicle parts, drums, and metal. The surface soil should be
evaluated for possible contamination after vehicles are removed. Uncontrolled fill
placed in some portions of the property may contain contaminated soil from other
sites, but the probability of finding contaminated soil in this fill is low. Residential
development conditions require all contaminated soils be removed in accordance
with Alaska Department of Environmental Conservation (ADEC) approval. The
owner’s representative reports the contamination on Site E-1B was removed with
ADEC closure on July 11, 2003; however, the State data base has not been updated.
A condition of purchase of a site in Area 1 should require the seller to render the site
clean from all environmental conditions.

Surrounding Land Use and Zoning

Area 1 is located in a developing residential area, zoned primarily for single-family housing.
Existing residential nearby consists of a mixture of single-family homes, ranging from small to
larger lot size with varying structure sizes, as well as some mobile homes, Muirwood
Subdivision is an R-1A development to the north across Kincaid Road. Hidden Hills Subdivision
west of Lucy Street is zoned R-5 and developed with a mix of single-family and mobile home
dwellings.  Skyhills Subdivision is a large-lot, single-family subdivision on the southwest
boundary of Area 1. The planned Kincaid Estates residential development borders Area 1 to the
east and south. The R-6 zoned Seaview Heights large-lot single-family subdivision is further
south across West Dimond Boulevard.

There is also extensive residential deveiopment on the east side of Sand Lake Road, zoned R-1
and R-2M. The R-1 development is large-lot, single-family housing. The R-2M is developed
with @ mix of one- and two-family dwellings on smaller lots. Vacant land in the vicinity of Area
1 is for the most part zoned for single-family residential development. Tract A, Lancaster
Subdivision to the southeast is an undeveloped former extraction site, zoned R-1A. Area 2 of
this study is located in the southern portion of this property.

Without the school site options, the Kincaid Estates development proposes 750 lots with 670
single-family and 80 two-family units, for a total of 850 dwelling units. A 10- to 12-year time
frame is estimated for full build out of the subdivision. A replat of the property would be
required based on the site configurations in this study.

The Ted Stevens Anchorage International Airport (TSAIA) property is located 1.1 miles north of
the western portion of Area 1 (Sites E-1, E-1A, and M-1) and two miles north of Area 1 (Site E-
1B).
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The surrounding land use and zone for Area 1 are shown on Map 9. All of the options will
require replatting and zoning to PLL.

Access

Vehicular access ~No traffic or mitigation measures are necessary for Area 1. Site options E-1
and E-1A and M-1 will obtain access from Kincaid Estates Drive. Ideally, two access points to a
school are preferable to provide for separation of traffic types (teacher and drop-off/pick-up)
and parking lots; however, a single access point will function adequately with a traffic
circulation plan. Site £-1B will obtain access from an internal residential loop road coming off of
Kincaid Estates Drive. Because of planned residential development, placing schools within Area
1 will reduce busing requirements predicting the majority of the students are in Kincaid Estates
development.

A limited traffic impact analysis (TIA) was prepared to evaluate access to the site options. The
TIA found that locating one or both of these schools in Area 1 would not generate sufficient
traffic volume to exceed design capacity of these roads, including the new Kincaid Estates
Drive. The TIA assumes that build-out of the Kincaid Estates street network and ancillary off-
site traffic improvements would precede school site development. The TIA indicates that the
option where both an elementary and middle school is located adjacent to each other in Area 1
presents the “worst-case” scenario for potentlal traffic impacts during morning rush hour.
However, even with this scenarlo by 2020 the level of service would still be on the high end
range.

A complete TIA is recommended as part of new facllity design process. See Appendix C for
detailed explanation of vehicular and pedestrian amenities to be provided with the residential
development.

Pedestrian Access —Kincaid Estates Subdivision development will include extensive pedestrian
amenities, including separated trails, sidewalks and walkway connections between the loop
roads. Street lighting on adjacent roadways meet current municipal standards.

Transit — No transit service is currently available in this area. The nearest route is along Jewel
Lake Road.

Utilities

Installation of utilities is part of the Kincaid Estates Drive construction project. The water main
will be sized to provide adequate fire flow for one or both schools. The sewer line will connect
with a lift station in the southeast corner of the new subdivision, which exceeds capacity to
serve the subdivision and both school options. Storm drainage will also be piped to the lift
station. No upgrades to the system, as currently planned, would be required to serve the
school(s).

Electric power is also planned for installation in the right-of-way, but design information was not
available to assess capacity. Existing power with sufficient capacity to serve the school(s) is
available on Kincaid Road and Lucy Street, but final subdivision design may be able to include
school capacity requirements, Other utilities, natural gas and telecommunications, will be
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installed in the right-of-way with enough capacity to serve the school(s). No significant off-site
utility extensions or upgrades are anticipated to serve a facility at any of these sites.

Of critical importance is the location of the utilities so they do not restrict the schools
construction. The sewer line alignment as designed for the residential development is in
conflict with the most efficient use of Site E-1B as a school. (See discussion in Appendix B.)

Related Plans and Policies

Area 1 is designated for residential development at three to six dwelling units per acre in the
1982 Anchorage Bow/! Comprehensive Plan,

AIA Master Plan/F.A.R. Part 150 Noise Compatibility Program-1999 was utilized in analyzing the
noise impacts to the various sites.

Anchorage 2020-Anchorage Bow! Comprehensive Plan, General Design Environmental Policy #
45 directs that a connection be made to local activity centers, such as neighborhood schools
and community centers with parks, sports fields, greenbelts, and trails, where feasible. The
draft March, 2004 Anchorage Bowl Parks, Natural Resource and Recreation Facdilities Plan shows
existing parks within a mile of the study areas, which are Kincaid Park, Jade Park, Jewel Lake
Park, Sand Lake Park, High Tide Park, and Edna M. Fisk Memorial Park.

Other related plans and policies are discussed in thelr pertinent sections.

Site Availability/Acquisition and Development Costs

Area 1 is owned by a development partnership. The site options were originally made available
for consideration in the site selection study without condition by the developers. After technical
analysis had been completed, the 57-acre portion of the proposed Kincaid Estates development
was withdrawn from consideration. As an alternative for an elementary school site, the
developer made the southeast 15-acre site available. If a site is selected from the 57-acre area,
further negotiation would be necessary.

A Broker's Opinion of Value (BOV) was prepared to estimate the acquisition cost for the
individual site options. The BOV considered comparable land listings, expired listings and sales,
and known property attributes of Area 1, which resulted in a $1.50 per square foot value
estimate. Based on this, the estimated value for the 15-acre options, Sites E-1, E-1A, and E-1B,
is $980,100 rounded to $1 million each. The estimated value of the 30-acre option, Site M-1 is
$1,960,200, rounded to $2 million. These estimates may not represent full appraisal value of
the site options, but serve as a basis of compatison for site options In this study.

Using conceptual site plans, cost estimates were prepared based on site preparation
requirements for school construction and for utility connections. Additional amounts were
factored in for contingency costs. Site E-1 had the highest cost at $5.6 million, with about half
the total cost devoted to bringing the deep pit on the site to a buildable grade. In comparison,
the estimated cost for Site E-1A is $2.2 million and Site E-1B is $2.1 million. Site development
costs for Site M-1 are estimated at $4.7 miliion.
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Details of the estimated site development costs are provided in the engineering analysis. These
estimates do not reflect costs associated with design, project administration or other similar off-
site considerations.

The total estimated comparative cost for site acquisition and development is $6.6 million for
Site E-1, $3.2 million for Site E-1A, and $3.15 million for E-1B, For Site M-1, the total estimate
is $6.7 million.
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Summary

Site E-1 is the least desirable elementary site. It is well located to serve expected student
population. Infrastructure improvements, including excellent pedestrian amenities, would be in
place prior to construction. However, it has the highest airport noise impact to the school and
outside playground area, high wind exposure, fill and compaction of the pit for site development
and noise mitigation for the schoo! structure more than doubles the cost, and its availability for
purchase would have to be negotiated. It has the highest development cost of any of the sites
because of site preparation.

Site E-1A offers a better site in Area 1. It has the advantage of being centrally located in
relation to the neighborhood it serves, infrastructure improvements, including excellent
pedestrian amenities in place prior to construction, and moderate airport noise impact, which
can be mitigated through building design techniques. Identified hazardous materials will be
removed with the residential development. It is in a designated high wind area, which is
exacerbated by a lack of natural vegetation to serve as a buffer. The potential wind problem
would have to be addressed in site and building design. However, while this site is suitable, it
is unavailable for purchase.

Site E-1B is an adequate alternative site for an elementary school and is currently available.
Although not as centrally located as Site E-1A, it is located within the neighborhood it is to
serve. Although not significantly affected from airport noise, it will require some design
techniques to mitigate noise from traffic. Like all of Sand Lake, Area 1 is located in a
designated high wind area; however, Site E-1B is the best protected with steep slopes on three
sides. The utility lines will likely have to be relocated to provide a workable site location.

Overall, development cost differences between sites E-1A and E-1B are negligible.

Site M-1, the middle school site, is well focated to serve the southwest Sand Lake area. It
would have infrastructure improvements, including excellent pedestrian amenities, in place prior
to construction. It has moderate airport noise impact, which can be mitigated through building
design techniques, It is in a designated high wind area, which Is exacerbated by a lack of
natural vegetation to serve as a buffer. The potential wind problem would have to be
addressed in site and building design. It has one access point to Kincaid Estates Drive, which
serves as a residential collector, but is not designated as such on the Official Sireets and
Highway Plan as required for a secondary school in the R-2A zoning district. The parcel would
be rezoned to PLI, which does not have this reguirement. Because Sites M-1 and E-1A
overlap, only one site can be chosen. However, this site is also unavailable for purchase.

Table 3
Area 1 On-site and Off-site Improvement Costs
Cost Estimates Site E-1 Site E-1A Site E-1B Site M-1
Acquisition {BOV) $1M $1M $1M $2M
Site Development $5.6M $2.2M $2.15M $4.7M
Total $6.6M $3.2M $3.15M $6.7M
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All site options in Area 1 meet the minimum size requirements of 15- acres for an elementary
school. Sites E-1, E-1A, and E-1B are suitably located in relation to the neighborhoods being
served. With the Kincaid residential development, the roadway access, pedestrian amenities,
and utilities will be available prior to school site development. Regardless of location within
Area 1, all sites will have some variation of noise impact. Site E-1 for an elementary schoo! site
conflicts with AZA FA.R. Part 150 Noise Compalibility Program for noise; whereas, noise can be
mitigated on the other sites with building design techniques. The site development costs for
Sites E-1A and E-1B are comparable. The expected cost for site development is fairly significant
for Site E-1, because of the need to fill and compact the gravel pit area. All sites require
replatting and rezoning to PLI.

One option not evaluated for an elementary school site is the south half of Site M-1. Based on
information provided on Site M-1, middle school, the south half of this site would be adequate
for a 15-acre elementary school site. It would be farther from the impact of the airport noise
and be comparable to Site E-1A. However, there is a grade difference to access Kincaid Estates
Drive and additional earthwork would be required to get the needed grade for access. It would
cost approximately $72,000 more for additional earth work than for Site E-1A for a total
estimate of $3.3 million. The engineering report does not include an analysis or conceptual
plan for an elementary school at this location.
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Area 2
(Sites E-2 and M-2)

Originally, a 32-acre parcel, generally located at the northeast corner of the Sand Lake Road
and Dimond Boulevard intersection, was evaluated for use as an elementary school or a middle
school. However, subsequent to evaluation; the owner indicated a desire to modify the shape
and size of the parcel. The parcel is now a 26.8-acre irregular rectangle, which varies from the
original site in that the northern boundary has been located farther south and it now
incorporates the 5-acre parcel in the Immediate northeast corner of the intersection. The
overall acreage was reduced from 32-acres to 26.8 acres. This configuration makes the E-2 site
no longer available unless it is shifted to the south.

An evaluation for 2 middle schoo! was prepared for the new site using available information.
The revised site is less than the recommended 30-acre middle school prototype; however, a
middle school with all its features can be configured on the site. The configuration Is rather
restricted due to hillside sfopes and a smaller area. The entire site would be needed for the
middle school. Maps 4 and 7 show aerial photography and topography of the sites.

Physical Characteristics

= Location, Size and Shape

Area 2 is an unsubdivided parcel in the southern portion of a former 80-acre gravel
pit, located at the northeast corner of Sand Lake Road and Dimond Boulevard
intersection, south of Tract A, Lancaster Subdivision, and west of Jade Park. While
final site configurations could vary, the 26.8-acre Site M-2 option is in an irregular
rectangular shape. Site E-2 is outlined in the preferred rectangular shape, but the
evaluated site is unavailable unless moved farther south. Although sitting at below-
grade elevations, both sites have opportunitles for southern exposure.

« Topography and Vegetation

As a former gravel pit, Area 2 is characterized by uneven terrain throughout, with a
small hill running east-west through the middle of the area. Elevations over most of
the site range from 80 to 90 feet. Slopes on the east, west and south sides average
25 percent with adjoining properties sitting 30 to 40 feet higher than Area 2.

While the site will remain below the Dimond Blvd. elevation, by utilizing the available
fill from the new 5-acre area and shifting the site to the south as compared to the
original layout, the site can be lifted up to 10 feet from the earlier elevations to
approximately 95 feet for the school layout and 90 feet for the fields. Alternative
grading or construction of a retaining wall may add useable space to the site but the
construction cost will approach an equivalent of $500,000 per acre.
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Vegetation in the mined portions of Area 2 s first generation growth of grasses and
mosses, which is typical in such disturbed areas. Other vegetation consists of mixed
spruce and birch in undisturbed areas.

Hydrology and Drainage

Surface drainage is directed by the small hill bisecting the property. Runoff on the
northern portion flows in a northeast direction, while on the southern side runoff
flows in a southeast direction. Currently, most storm drainage infiltrates into the
groundwater table with minimal ponding. Development of either of the site options
will require an engineered drainage system to manage runoff., Groundwater was not
encountered during the soils investigation for Area 2.

Soils

Geotechnical investigations were conducted to determine specific soils and
subsurface conditions. Soils found were typically silty sand throughout. Less stable
sandy soils were encountered In the northernmost portion of Area 2, which make it
less suitable for locating structures.

While no buried unsuitable material was discovered in soils work for this study, it is
possible some may have been disposed in areas not sampled. Because significant
grading is anticipated to prepare a level area for a school facility, the cut and fill
activity should be monitored for quality of on-site soils.

Based on the soils evaluation, the consultant conciuded that buildings can be
constructed on Area 2 with conventional foundations.

No solls exploration was conducted on the new 5-acre portion of the site. Soils
exploration during the design phase of school construction is recommended to
determine the exact foundation characteristics.

Hazards

Seismic -~ According to the 1979 HLA Geotechnical Hazards Assessmert Studly, Area
2 is in an area with moderately low, seismically-Induced ground failure susceptibility.
This zoning is ranked 2 on a 1-to-5 scale, with one being the low end of the scale.
The rating is based on soil type, not proximity to a fault. However, the geotechnical
engineer for this study estimated the ground failure potential to be low because of
the cohesive and dense nature of the soils, and the absence of near-surface
groundwater. New public facilities in Anchorage are designed and constructed to
meet International Building Code standards for seismic hazard.

Floodplain — There is no mapped floodplain, as identified on the FEMA flood maps.

wind — This area experiences high winds on a regular basis, up to 100 mph as
identified in the 2003 Municipality Wind Zoning Map. However, buildings may be
buffered from some of the wind by higher elevations surrounding the sites.

Airport Noise and Safety Impact: Ted Stevens Anchorage International Alrport
(TSAIA) is located approximately 2 miles north of Area 2. The extended runway
centerline for the north-south runway at TSAIA projects through Area 2. Aircraft
departures to the south (runway 14) and arrivals to the north (runway 32) have very
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litle impact on this site in both accident potential and noise level. Departure
procedures turn the aircraft before flying over the site.

The major noise issue for Area 2 is vehicle traffic on Dimond Boulevard. While
moving any structure closer to Dimond will increase the noise level at the school,
structural insulation can be used to mitigate this issue. According to the noise
evaluation study, the addition of a 10-foot landscaped berm running the length of
Dimond Boulevard will help mitigate traffic noise.

Environmental Contamination — A Phase I Environmental Assessment of Area 2 was
conducted as part of the technical evaluation, but did not include the new S5-acre
parcel now part of the revised site configuration. No serious environmental issues
were identified in the original study. The new area appears to be fill over the
original site. No environmental concerns were obvious on the site’s surface. As part
of any purchase, a Phase 1 Site Assessment should be conducted to discover any
contaminations. Removal of such contamination is assumed to be done prior to any
purchase; therefore, environmental concerns seem negligible.

Surrounding Land Use and Zoning

Area 2 is bordered on the south by Dimond Boulevard and on the west by Sand Lake Road.
Tract A, Lancaster Subdivision, a former gravel pit, and now an active fill area, lies directly
north. Jade Park and residential lots are on the eastern boundary of Site M-2, although a 30- to
40-foot grade separation makes a connection between the school and this park largely
impractical. Development in the general vicinity of Area 2 is a mix of residential, including R-1
large-lot, single-family housing and R-2A with a mix of one- and two-family dwellings on smaller
lots.

Access

Vehicular — Although Area 2 is bounded by two major roadways, Sand Lake Road and Dimond
Boulevard, vehicular access to both site options would be from Sand Lake Road. Sand Lake
Road is identifled as a minor arterial on the Official Streets and Highway Plan, Access is limited
to this area due to steep grades on the east and south sides of the property. The limited TIA
found that locating either of these schools in Area 2 would not generate sufficient traffic volume
to exceed design capacity of Sand Lake Road or Dimond Boulevard. Locating a middle school in
Area 2 would reduce the level of service slightly during morning peak hour traffic at the Sand
Lake Road/Dimond Boulevard intersection. The TIA also found no improveéments or traffic
mitigation measures are needed to serve school sites within Area 2. A complete TIA is
recommended as part of new facility design process.

Both municipal and state transportation planners found Area 2 to have minimal traffic impacts.

Pedestrian — The Areawide Trails Plan identifies planned trails through the Kincaid Estates
development area to connect with proposed grade separated crossings at two locations on Sand
Lake Road—one at W. 80" Avenue and the other near Dimond Boulevard. The location near
Dimond Boulevard could be sited to provide a safe access alternative for students walking from
the west side of Sand Lake Road.
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There is a paved multi-use trail on the west side of Sand Lake Road between Raspberry Road
and Dimond Boulevard. There is no sidewalk on the east side of Sand Lake Road, so there is
no existing safe access to Area 2 for students living on that side of the road. There are no
existing direct pedestrian links to Area 2 from the north or east, which may be limited due to fil
activity and grade separation issues. There is an existing separated trail afong the north side of
Dimond Boulevard east of Sand Lake Road. A paved multi-use trail is planned along the south
side of Dimond Boulevard to connect with an existing trail near Jewel Lake. Busing is provided
for both elementary and middle school students facing hazardous walking routes, as determined
by the School District.

Transit — No transit setvice is currently available in this area. The nearest route is along Jewel
Lake Road.

Utilities

Water is available to serve Area 2 with transmission lines located in both Sand Lake Road and
Dimond Boulevard. Fire flow would be adequate to serve either school facility.

A sewage lift station will be required to connect to the sewer gravity main in Dimond Boulevard.
While sewage can be delivered to the Kincaid Estates pump station via a gravity sewer line
hored under Sand Lake Road, the pump station is believed to be too small to handle the
schoal’s additional flow without modification. A detailed evaluation of this issue should be done
during final design.

There is no existing storm drain system to serve Area 2. Storm drainage disposal will be by
infiltration. Additional geotechnical exploration will determine the final basin size and therefore
the final facility siting.

Natural gas, electric, and telecommunication facilities are avaflable with adequate capacity to
serve either school at this property.

Related Plans and Policies

Area 2 is designated for residential development at three to six dwelling units per acre in the
1982 Anchorage Bow! Comprehensive Plan.

Area 2 is zoned R-1A, single-family residential district. An elementary school is a permitted use
in this district. A middle school is also a permitted use, if principal access to the school is from
a street of Class 1 or greater designation on the Official Streets and Highways Plan (OS&HP).
Principal access to the site would be from Sand Lake Road, a minor arterial. A rezoning to PLI,
public lands and Institutions, is generally the standard for municipal facilities, including schools.
A replat of the property would also be required.

Other related plans and policies are discussed in their pertinent sections.
Site Acquisition and Development Costs

Area 2 is owned by Anchorage Sand and Gravel Company and a revised acreage of 26.8 acres is
available for consideration in the site selection study.
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A Broker's Opinion of Value (BOV) was prepared to estimate the acquisition cost for the
individual site options. The BOV considered comparabie land listings, expired listings and sales,
and known property attributes of Area 2, which resulted in a $1.50 per square foot value
estimate, the same value as Area 1. Based on this, the estimated value for the 15-acre Site E-2
is $980,100 rounded to $1 million each. The estimated value of the 30-acre Site M-2 is
$1,960,200, rounded to $2 million. Using the same $1.50 per square foot value estimate the
revised 26.8-acre site is $1,746,690 rounded up to $1,800,000. These estimates may not
represent full appraisal value of the site options, but serve.as a basis of comparison for site
options in this study.

Using conceptual site plans provided by the engineering report, cost estimates were prepared
based on site preparation requirements for schoo! construction and for utility connections.
Additional amounts were factored in for contingency costs. The estimated development cost for
Site E-2 is $2.2 million. Evaluation of the new site estimate for Site M-2 is $4.5 million. The
estimated cost is identical to the original site estimate. These estimates do not reflect costs
associated with design, project administration or other similar off-site considerations.

Unlike Area 1, which has infrastructure available, the cost for Area 2 would have to include site
preparation and utility extension, including construction of a fift station to connect sewer lines;
on-site storm water management system; and grading and earthwork.

The total estimated comparison cost for site acquisition and development for Site E-2 is $3.2
million and for Site M-2, the total estimate is $6.3 mitlion.

Summary

Site E-2 meets the minimum size requirement of 15-acres for an elementary school; however,
this option is unavailable under the revised site description, uniess it is moved farther to the
south on the site. A concept plan was not prepared for the revised site option.

Evaluation of Site E-2 finds that it is ranked less favorable than sites E-1A and E-1B for an
elementary school site in that: it is farther from the majority of the students it will serve;
pedestrian access is ranked less safe; although not affected by airport noise, mitigation
measures are required for vehicle traffic noise. Utllity extension, including a lift station and
storm water management system and grading are an additional site development cost.

Whereas, elementary schools are best [ocated in a residential area, this site is accessible from a
major roadway and its location, as well as proximity to higher traffic roads makes it less safe for
pedestrian access than sites located in Area 1,

Site M-2 under the revised site description is less than the 30-acre middle school prototype
with only 26.8-acres. However, while the site is very restricted, the conceptual plan prepared
by the engineering consultant does include the prototype elements and meet the criteria for a
middle school site.  Site development requirements are the same as for E-2, such as utility
extension, lift station installation, vehicle traffic noise mitigation, and grading.

This site is accessible from a major roadway. This site is not impacted by airport noise; but
could benefit from vehicle noise mitigation measures. The middle school’s larger enroliment
area will require bus service whether the school is located in Area 1 or Area 2.
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Estimated development costs for both sites are based on site grading and site preparation work,
along with estimated costs to connect to utilities in the existing infrastructure. Both sites
require a replatting and rezoning to PLI.

Cost preparations are conceptual because of many variables. Evaluation of the new site
estimated construction cost is identical to the original recommended site. The new
configuration requires increased .earthwork cost, but a smaller site lowers site work and utility
costs to offset the increase. This amount is based upon various site grading decisions, which
will need to be investigated during final design.

Table 4

Area 2 On-site and Off-site Improvement Costs

Cost Estimates Site E-2 Site M-2
Acquisition (BOV) $1M $1.8M
Site Development $2.2M $4.5M
Total $3.2M $6.3M

A summary comparison of sites in Area 1 with sites in Area 2 follows.
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SUMMARY COMPARISON AND RECOMMENDATION

According to established site selection criteria, the ideal elementary and middle school sites are
located, respectively, on a vacant 15-acre parcel and 30-acre parcel. A model site: is level and
hazard free, with stable, well-drained soils; with all utilities adjacent to the site; centrally
focated relative to the expected attendance area, in a residential nelighborhood, near a park or
greenbelt, with safe, developed access for vehicles and pedestrians; has pleasant views, good
solar exposure, and natural vegetative buffers; and is available with low acquisition and
development costs,

When applying these criteria in the Sand Lake area, the difficulties of locating a suitable
elementary or middle school site become apparent. Overall, site options are limited because
most vacant land Is in gravel pits with sloping terrain, affected by high noise patterns and
require some infrastructure improvements.

Six sites within two study areas were identified for consideration in this study. Each site
presents its own combination of positive and negative aspects as stated in each area summary.
However, the site selection criteria do provide a basis for evaluating and comparing the
alternatives, Table 5 briefly summarizes and compares the attributes of the six site options.

The two study areas are similar in @ number of ways: each one is located in a former surface
mining (gravel pit) area, and has similar vegetation; geology; soils, hydrology; access to utility
corridors; adequate road capacity; and manageable environmental hazards. The size and
zoning of both sites allow them to be used for an elementary and/or middle school facility.
However, all of the sites will require replatting and rezoning to PLI to meet municipal policy.

The two study areas are different in acreage; topography; future adjacent land use; future
infrastructure availability; surface drainage; noise impacts, pedestrian amenities, availability for
acquisition, and development cost.

Middle schools have a larger traffic impact and by ordinance are generally located where
principal access to the school can be obtained directly to a street of Class I collector or greater
designation upon the Official Streets and Highway Plan (OS&HP). Although Kincald Estates
Drive will function as a neighborhood collector, it is not designated as such. The limited TIA
does emphasize potential vehicular traffic impact if two schools are located adjacent to each
other in one area. For this reason, placing an elementary school in Area 1 and a middle school
in Area 2 would minimize future traffic conflicts.

Because of planned residential development, placing the elementary school within Area 1 will
minimize busing requirements predicting the majority of the students are in Kincaid Estates
development; whereas, a middle school in Area 2 will require busing regardiess due to the
larger area it serves.
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All site options within Area 1 will include infrastructure improvements, such as roadways;
substantial pedestrian amenities, including sidewalks, trails, and walkways that connect
neighborhoods; utlilities, including storm drain, sewer and water; lighting, sight distances and
driveways consistent with Municipal and American Association of State Highway and
Transportation Officials (AASHTO) design standards; removal of any contaminated soils and
grading before the school site is developed. Regardless of where the schools are constructed,
any aircraft or traffic noise abatement should be incorporated into the building design.

Both site options in Area 2 will require construction of a lift station to connect sewer lines to the
municipal system; an on-site storm water management system; and grading and earthwork,
which will be included in development costs. Site E-2 in Area 2 is a greater distance from the
Kincaid Estates residential development it will serve and is ranked less safe for pedestrian
access with its proximity to higher-traffic roads.

All sites are affected by high wind, although Sites E-1B and E-2 and M-2 may be less affected
with steep slopes on two or three sides. Both areas have southern exposure and scenic views.
Site E-1A sits at a higher elevation and would have the best views and potential for solar
access. As presented on the conceptual site plans, each site is large enough to accommodate
the proposed elementary or middle school and associated facilities.

Based on an evaluation of avallable information, characteristics of Area 1 (Site E-1A and Site E-
1B) may present comparable options for an elementary school site. Whereas, Site E-1 presents
concerns relative to significant airport noise and on-site fill and compaction cost estimate
($2,870,544), which substantially increases the overall cost ($5.6 million) of the site.

While the sites share many positive attributes, each is also potentially encumbered by some
unresolved Issues. For one, Site E-1B is available for acquisition, while Site E-1A is not
available. Should it be selected, the Municipality would likely have to exercise eminent domain
or at minimum renegotiate with the developer to acquire Site E-1A. Condemnation is difficult if
there is another viable, available site option. The estimated acquisition costs of Site E-1A and
Site E~-1B based on the BOV is the same on a dollar amount per square foot.

The best location for either an elementary or secondary school is as far south as possible
outside the 60 DNL noise contour. The only unsuitable site due to noise impact and
improvement costs is Site E-1; noise can be mitigated on the other sites with building design
techniques. Acquiring the 57-acre portion of Area 1 means locating on the most expensive site
to develop. Site E-1A is just below the 60 DNL noise contour. Since both an elementary and a
middle school are needed, the elementary school should be placed in Area 1 and the middle
school should be placed in Area 2.

Recommendation:

Site E-1A is preferable for an elementary school based on criteria and information available;
however, this site is unavailable. Site E-1B offers a viable alternative and a better option than
Site E-2.

Site M-2 offers a viable alternative for a middle school site based on criteria and information
available,
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The Municipality and the School District shall assume no liability, financial or otherwise, for
resolving the following conditions: Prior to site acquisition in either Area 1 or Area 2, all
environmental contamination on the chosen site shall be identified and remediated by the
property owner according to a work plan approved by the Alaska Department of Environmental
Conservation (ADEC). If Site M-2 is chosen a Phase I Environmental Assessment should be
performed to include the 5-acre parcel, which was not originally available.
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APPENDIX (A)
AIRCRAFT AND VEHICULAR NOISE EVALUATION

Aircraft

An evaluation of existing and future impacts of aircraft and vehicular noise on the six
site options in Areas 1 and 2 was prepared by Travis/Peterson Environmental
Consulting, Inc. in May 2004. The report gives an overview of noise measurements,
describes the noise sources, analyzes the noise impacts to each site, and presents
condusions and recommendations. 7he Anchorage Intemational Airport Federal
Aviation Regulation (FAR) Part 150 Final Noise Compatibility Program — 1999 study
was used in this evaluation.

FAR Part 150 sets forth a process for airport properties to follow in developing and
obtaining FAA approval of programs to reduce or eliminate incompatibilities between
airport generated noise and surrounding land uses. FAR Part 150 prescribes specific
standards and systems for measuring and estimating cumulative noise exposure
using models.

Measurements used: The DNL metric is the FAA’s only approved method for
evaluating the impacts of aircraft noise. Any noise abatement or mitigation measure
identified in a FAR Part 150 Noise Compatibility Study must be based upon an
analysis of the DNL contours. DNL stands for day-night average sound level and
represents a 24-hour annual weighted average of noise events with an additional 10
decibels (dB) added for night time (10:00 p.m. to 7:00 a.m.).

The dBA measurement represents a decibel unit weighted to reflect the way humans
hear. This shift to human sensitive frequencies (usually 1,000 to 2,000 hertz) is
called A-weighted sound levels, which is denoted as dBA. For example, an increase
of 3 dBA is about 20 percent louder; 5 dBA about 50 percent louder; and 10 dBA
about 100 percent louder. To supplement the DNL data, the study also includes
information on single-event noise exposure, in terms of the Sound Exposure Level
(SEL).

TSAIA is governed by FAR Part 150, which requires TSAIA to determine existing and
future noise contours surrounding the airport. To comply with Part 150, TSAIA
modeled the years 2002 and 2017 contours for 60 DNL, 65 DNL, 70 DNL, and 75
DNL levels. TSAIA supetrimposed these contours over Anchorage base maps (see
Map 10).

For planning purposes, TSAIA uses the 60 DNL contours as the local standard for
accommodating homes, schools, and churches. The FAA considers these land uses

within the 60 to 65 DNL contours as incompatible. Therefore, TSAIA is taking the
conservative approach to advising future development of impending noise impacts.
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The airport’s land use compatibility guidelines recommend that schools not be
located within the 60-65 DNL noise range. However, when no reasonable alternative
exists and a school must be located in an area with potential noise levels above 60
DNL, noise Insulating design and construction techniques can be employed. While
cost-effective construction wili not totally eliminate aircraft noise from classrooms, it
can be greatly reduced.

TSAIA is located about 1.1 miles north of Area 1 (Sites E-1, E-1A, and M-1) and two
miles north of Area 1 (Site E-1B) and Area 2 (Sites E-2 and M-2).

Aircraft frequently use the east/west runways (runways 6L/24R and 6R/24L).
Aircraft also frequently use the north departure (runway 32) and the south approach
(runway 14). On occasion, aircraft will take off to the south (departing runway 14)
or land to the north (landing runway 32). The airport employs this last option for
departures approximately 5% of the time and arrivals approximately 6% of the time.

The extended centerfine for runway 14/32 at TSAIA projects approximately one
quarter of a mile to the east of the 57-acre portion of Area 1. The TSAIA 60 DNL
noise contour crosses the northern quarter of the site. The 2017 60 DNL roughly
cuts the site in half., TSAIA policies do not recommend school development in the
northern quarter of Area 1, i.e. Site E-1.

Even though the southern three-fourths of Area 1 is outside of the 60 DNL contour,
the site will still experience occasional high volumes of noise (approximately 90 dBA)
from large aircraft taking off to the south. There will be an average of 12 aircraft
per day departing over the site and these aircraft will be roughly 1,000-feet in
altitude at full power. Noise volumes of this magnitude may temporarily disrupt
school functions until the aircraft passes overhead. Any development of this site
would require noise insulation to be incorporated into the building design to achieve
a 40 DNL contour. Noise concerns outside of the school would need to be addressed
for possible adverse effects on students.

Aircraft departures to the south (runway 14) and arrivals to the north (runway 32)
have very little impact on Site E-1B and Sites E-2 and M-2 in both accident potential
and noise level, All three sites are outside of the 60 DNL contour. Departure
procedures turn the aircraft before flying over these sites. The major noise issue on
these sites is vehicle traffic on Dimond Boulevard. Site design features and building
location within the subject site will mitigate this issue.

Vehicle Traffic Noise

Area 1 (Sites E-1, E-1A and M-1), located west of proposed Kincaid Estates Drive is
surrounded by residential and developing residential. If both an elementary school
and middle school were located in Kincaid Estates Subdivision, the two schools
would have combined morning peak hour traffic of 555 trips. After the initial
morning activity, traffic drops off significantly. Since traffic speeds are about 20
miles per hour, the study found that vehicle noise in this area generated during
school hours is negligible.

Area 1 (Site E-1B) and Area 2 (Sites E-2 and M-2) are bordered by Dimond
Boulevard and Sand Lake Road. The traffic analysis showed that Dimond Boulevard
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traffic is the predominate source of vehicle noise. During school hours, Dimond
Boulevard will generate noise levels in the range of 63 DNL to 68 DNL. By 2017,
Dimond Blvd. will generate noise levels between 64 to 70 DNL.

The report recommends building design techniques and the addition of 10-foot
landscaped berms running the length of the site to mitigate noise impact from
Dimond Boulevard.

The Noise Evaluation Study concluded:

1. Community noise can be expected to increase over time -- TSAIA operations are
expected to increase at an annual rate of 3.6%. Runway 14 operations are
expected to increase to an average of 20 takeoffs per day by 2017.

2. Noise mitigating design, construction and landscaping techniques should be used
at the selected school site(s).

3. The preferred siting of a school is below 60 DNL contour; siting above 60 - 65
DNL is not recommended.

4. The sites were ranked by current aircraft and traffic noise levels as follows:
Elementary schoot options:
Area 1 (Site E-1B) and Area 2 (Site E-2) - lowest

Area 1 (Site E-1A) — intermediate (although it is outside the 60 DNL
contour)

Area 1 (Site E-1) — highest and not recommended
Middle school options:
Area 2 (M-2) — lowest
Area 1 (M-1) - intermediate (although it is outside the 60 DNL contour)
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APPENDIX (B)

UTILITY AVAILABILITY

Utilities — Area 1

Electricity, natural gas, telephone, and cable television upgrades for the Kincald Estates
Subdivision will be adequate to provide service for any school site options in this area. There
are several options for power depending on the site selected.

Public water is available from two different directions, the Kincaid Estates Subdivision internal
water system and a direct water connection in Sand Lake Road for (Site E-1B). Anchorage
Waste Water Utility (AWWU) fire flow modeling has shown that there will be sufficient fire flow
for any option In this area.

No sewer services are currently available at any of the site options; an 8-inch collector pipe will
be installed in the Kincaid Estates Road right-of-way flowing to a proposed lift station located in
the southeast corner of Tract 1 (Site E-1B). With the addition of the subdivision and the
school(s), the peak flow estimate is 1100 gpm, which is adequate for school({s). An easement
for the sewer and access road to the lift station will be required on Site E-1B.

The Kincaid Estates developer has prepared plans utilizing Tract 1, including lot configuration,
roadway location and utilities. The gas, cable and power utilities will be constructed within the
proposed roadway as well. The developer has announced construction will begin in February,
2005 on the western half of the sewer, water and storm drainage utilities and be complete and
in service by the fall of 2005. Portions of the road, power and gas services may also be in
service by that time. The District’s proposed site selection process will not be completed by the
beginning of this scheduled construction. Site acquisition will most likely be after the
construction of improvements as well.

Conversation with AWWU indicates the requirement to abandon and relocate utilities on Site E-
18, which are impacted by schooi facilities such as buildings and play fields. Any existing
utilities beneath a proposed structure will require removal or closing off in place in order to
insure a stable foundation condition. The proposed sewer system includes a pump station
within Site E-1B. While the station’s location as proposed can coexist with the school, AWWU
will require unrestricted access for daily operation and maintenance. The District will be
required to provide an all weather vehicular access road as well as a utility easement for access
and operation. The access will have to be unrestricted. It may be possible to utilize the fire
access lane or an independent road may be required. School security may dictate the need for
fencing of the road and the pump station.

Utility Relocation for Site E-1B

Superimposing a school onto Site E-1B after utility construction within Tract 1 will cause
conflicts with the then existing conditions. Relocation, abandenment and removal of some of
the private improvements will be required. Examples of relocation include moving utilities from
beneath athletic fields and access to the sanitary lift station. Examples of removal are pipes
beneath school buildings and surface obstructions such as sewer access covers within athletic
fields. Any improved roads including curbs, sidewalks, lighting and pavement will be removed.
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Some utilities will simply be abandoned in place where their existence will not impact school
construction. These removals, relocations and abandonments will increase the construction
cost for proposed elementary school Site E-1B. The sanitary lift station will require security
fencing to prevent any disturbance. Relocation of the pump station might be required if
unrestricted access for AWWU can not be provided. This decision Is left for the detailed design
phase of the school.

Site E-1B will require ASD to provide utility easements and an unrestricted access road to the
lift station across the site. The engineering report for Site E-1B suggests immediate
coordination of the utility location across the site, to allow new utilities to be constructed
without future interference. The report further suggests that a limited financial incentive to the
land owner may be justifiable to save future construction cost. ASD could save significantly if
this is done. The property owner has indicated that plans are underway to install utilities in
February, 2005. Permits for utility construction have not been applied for, but plans have not
been submitted as of February 25, 2005.

There is no existing storm drain system for this site. The Kincaid Estates storm drainage plan
includes a 12-inch, gravity flow storm drain line to the southeast corner, which will be built with
the subdivision improvements. No upgrades are required as the storm drain is currently
planned. The present storm drain route will require adjustments to avoid the school facilities
for Site E~1B. An easement will be required to operate and maintain the system across the Site
E-1B option.

Utilities — Area 2

Electricity, natural gas, telephone, and cable television are available to be extended to provide
service for any school site options in this area.

Public water is available in Sand Lake Road and Dimond Blvd. AWWU fire flow modeling has
shown that there is sufficient fire flow for any site option in this area.

No sanitary sewer services currently extend to this site. Since gravity service is not available to
this area, an on-site lift station will be needed to connect the school facilities to the AWWU
system in Dimond Boulevard.

There is no existing storm drain access for this area. A combination of on-site biofiltration and
infiltration, or other techniques will be required.
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APPENDIX (C)
VEHICULAR AND PEDESTRIAN ACCESS

Vehicular access — Primary access to any of the site options in Area 1 would be from Kincaid
Estates Drive, which will be constructed as part of the Kincaid Estates development and
function as a neighborhood collector road between Dimond Boulevard and Kincaid Road.
Road improvements will also include construction of a right-turn lane from Dimond Boulevard
and a left-turn lane from Kincaid Road to Kincaid Estates Drive. Ideally, two access points to a
school from Kincaid Estates Drive are preferable to provide for separation of traffic types;
however, a single access point will function adequately with an appropriate circulation plan.

Major streets feeding traffic to site options in Area 1 are Sand Lake Road, Dimond Boulevard,
and Kincaid Road, which are all state-owned and maintained. A limited traffic impact analysis
(TIA) was prepared to evaluate access to the site options. The TIA found that locating one or
both of these schools in Area 1 would not generate sufficient traffic volume to exceed design
capacity of these roads, including the new Kincaid Estates Drive. The TIA assumes that build-
out of the Kincaid Estates street network and ancillary off-site traffic improvements would
precede school site development.

Area 2 is bounded by two major roadways, Sand Lake Road and Dimond Boulevard, which are
identified as minor arterials on the Official Streets and Highway Plan. Access is limited to Sand
Lake Road in this area due to steep grades on the east and south sides of the property. The
limited TIA found that locating either of these schools in Area 2 would not generate sufficient
traffic volume to exceed design capacity for either roadway. Locating a middle school in Area 2
would reduce the level of service slightly during morning peak hour traffic at the Sand Lake
Road/Dimond Boulevard intersection. The TIA also found no improvements or traffic mitigation
measures are needed to serve school sites within Areas 1 or 2. A complete TIA is
recommended as part of new facility design process.

Characteristics of the adjacent highways will likely generate higher speeds than driving speeds
in Area 1, because Kincaid Estates Drive has been designed to reduce speeds.

Pedestrian Access —Kincaid Estates Subdivision development will include extensive pedestrian
amenities for sites in Area 1. Kincaid Estates Drive, which has a curvilinear design to reduce
speed, will have an 8-foot wide bike path along the west side with a 5-foot separation from the
back of curb and a 5-foot wide separated sidewalk along the east side of the road. Separated
sidewalks will be provided along both sides of all the interior loop streets. Ten-foot wide, north-
south pedestrian walkways will be dedicated and constructed to connect the interior loop
streets.

An east/west connection as identified in the Areawide Tralls Plan, at about 80" Avenue/Sand
Lake Road was not made with the residential development due to steep topographical
differences. The Plan also shows a separated crossing near Dimond Boulevard and Sand Lake
Road, which would provide a safe access alternative for students making an east/west crossing.
There is also a planned crossing to the south across Dimond Boulevard, which would connect to
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the coastal trail. Pedestrian crossing points should be well marked, lighted, and signed. Site
driveways should have geometrics, channelization, and sight distances consistent with Municipal
and AASHTO design standards.

Pedestrians traveling from the north to Area 1 would have to cross Kincaid Road to reach
Kincaid Estates Drive. Currently, there are no sidewalks or trails on Kincaid Road. The
Areawide Trails Plan shows a potential paved multi-use trail for the north side of Kincaid Road.

There is an existing paved multi-use trail on the west side only of Sand Lake Road between
Raspberry Road and Dimond Boulevard. There is an existing separated trail along the north
side of Dimond Boulevard east of Sand Lake Road, which is likely to be well used. Topography
and high drive speeds along these two roadways create a less favorable pedestrian atmosphere
for Area 2 sites than for Area 1 sites. The Areawide Trails Plan shows a paved multi-use traif is
planned along the south side of Dimond Boulevard to connect with an existing trail near Jewel
Lake.

Busing is provided for both elementary and middle school students facing hazardous walking
routes, as determined by the School District. School District policy has established that
elementary school students will be bused beyond a 1.5 mile radius of their school. However,
where designated “hazardous routes” are crossed in travel, children will likely be bused
irrespective of the distance to school. The School District has indicated in this area that both
Dimond Boulevard and Sand Lake Road are considered hazardous routes.

Transit — No transit service is currently available in this area. The nearest route is along Jewel
Lake Road.
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Southwest Anchorage Elementary and
Middle School Site Selection Study

Vicinity Map

I a Anchorage International Airport Boundary

DNAL AIRPPRT R I’F

Y Porye ~

Ted Stevans
Anchorage Inlemammcjo C
Airport || ARy

II RASPBERRY RD-

Ve

AATE D110V

STRAWBERRY RD

KINCAID RD

E

115 JOOMHLHON

0y v [ aNvS

Y aRE
15 AyuIaEyovia
&

1S INETV Y,

-3

BTH AVE

1S SVTIVE

LS SNIX

W B2ND AVE|

[~ |
E 100TH AVE

O'MALLEY RD

Wi DIMOND BLV
g

W A00TH AVE

W KLATT RD

‘I‘imbarlana;::‘"
ParkiSiE]

]
JE QU SNHOr ||

g =

%

3 5
3
pra)
]
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Land Use and Zoning
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Southwest Anchorage Elementary and
Middie Schoal Site Seleclion Study

Aerial Topography - Area 1

Contours shown are based on 2002 LIDAR Imagery
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Aerial Topography - Area 1
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Aerial Topography - Area 2

Contours shown are based on 2002 LIDAR Imagery
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