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Submitted by: Chair of the Assembly at

the Request of the Mayor
Prepared by: Planning Department
CLERK’S OFFICE For reading: March 27, 2007
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e T T T— AO 2007_54

AN ORDINANCE AMENDING THE ZONING MAP AND PROVIDING FOR THE
REZONING OF APPROXIMATELY 952 ACRES, FROM T (TRANSITION)
DISTRICT TO B-3 SL (GENERAL BUSINESS DISTRICT WITH SPECIAL
LIMITATIONS) FOR ELMENDORF “95” SUBDIVISION, TRACTS A AND B;
GENERALLY LOCATED AT THE NORTHWEST CORNER OF NORTH
MULDOON ROAD AND THE GLENN HIGHWAY.

(Northeast Community Council) (Planning and Zoning Commission Case 2006-154)

THE ANCHORAGE ASSEMBLY ORDAINS:

Section 1. The zoning map shall be amended by designating the following described
property as B-3 SL (General Business District with Special Limitations) zone:

Elmendorf “95” Subdivision, Tract A and Tract B, containing approximately 95.2 acres as
shown on Exhibit “A.”

Section 2. This zoning map amendment is subject to the following special limitations:

1[2]. Maximum height of any structure shall be no more than 200 75 feet unless
otherwise approved as a conditional use. Under no circumstances shall a
structure exceed 200 feet in height.

2[3]. No building structures shall be constructed within 60 feet of the west property line.

3f4]. The uses anticipated within the Accident Potential Zone (APZ) shall fully comply
with the allowed uses outlined in Patent No. 50-92-0050. These facilities include:
Utility Structures (including, but not limited to, vaults, conduits, transformers,
switches, power poles, conductors, subsurface gas lines, communication facilities,
storm drain lines, storm drain retention/detention facilities, sewer and water
facilities); parking lot; loading areas and facilities; mercantile and/or retail building
structures, and the storage/stocking areas within proposed mercantile and/or retail
building structures. All of the building structures are considered low-density
mercantile and/or retail establishments, and are all in conformance with our
understanding of the specific use guidelines of the APZ contained in the patent for
this tract. The uses located within the APZ shall conform to the limitations and
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restrictions currently outlined in the patent, unless formerly released by the military
and the Bureau of L.and Management,

Section 3. The special limitations set forth in this ordinance prevail over any inconsistent
provisions of Title 21 of the Anchorage Municipal Code, unless specifically provided
otherwise. All provisions of Title 21 of the Anchorage Municipal Code not specifically
affected by a special limitation set forth in this ordinance, shall apply in the same manner
as if the district classification applied by the ordinance was not subject to special
limitations.

Section 4. This ordinance shall become effective within 10 days after the Director of the
Planning Department has received the written consent of the owners of the property within
the area described in Section 1 above to the special limitations contained herein. The
rezone approval contained herein shall automatically expire, and be null and void if the
written consent is not received within 120 days after the date on which this ordinance is
passed and approved. The Director of the Planning Department shall change the zoning
map accordingly.

Section 5. The improvements required in the final approved Traffic Impact Analysis
(TIA) for Planning and Zoning Case 2006-155 shall be installed prior to issuance of
any Ceonditional or Final Certificate of Occupancy for any development on this site.

The improvements shall include:

a. Reconstruct Oilwell Road to a five lane facility from the Glenn Highway to the

Elmendorf Gate, including all turn lanes as shown in the TIA.
b. Construct_the new_intersection of Qilwell Road/Bartlett High/ANHC/East

Mall access intersection to include signalization and connection to the signal

interconnection system.
c. Relocate the interior road to connect Bartlett High/ANHC to the new Qilwell

Road/Bartlett High/ ANHC signal location as shown in Figure 4-1 of the TIA.

When the site development reaches 810,000 square feet of retail structure
development, the TIA shall be addressed to determine the need fo _enter into an
agreement with the State of Alaska Department of Transpertation and Public
Facilities for further improvements.

PASSED AND APPROVED by the Anchorage Assembly this /774~
day of “Ap- ! 2007.
;7

ATTEST: Chair

Bl 5 et

Municipal Clerk




MUNICIPALITY OF ANCHORAGE
Summary of Economic Effects -- General Government

AQ Number: 2007-54 Title:  Planning and Zoning Commission, Case 2006-154;
recommendation of approval for a rezoning from T (Transition
District) to B-3 SL (General Business District with Special
Limitations) for EImendorf "95" Subdivision, Tracts A and B.

Sponsor:
Preparing Agency.  Planning Department
Others Impacted:

CHANGES IN EXPENDITURES AND REVENUES: (In Thousands of Dollars)

FY06 FY08 FY09 FY10

Operating Expenditures
1000 Personal Services
2000 Non-Lahor
3900 Contributions
4000 Debt Service

TOTAL DIRECT COSTS: $ - $ - $ - $ -

Add: 6000 Charges from Others
Less: 7000 Charges to Others

FUNCTION COST: $ - $ - $ - $ -

REVENUES:

CAPITAL:

POSITIONS: FT/PT and Temp

PUBLIC SECTOR ECONOMIC EFFECTS:

Approval of this rezone should have no significant impact on the public sector. A rezone from
T to B-3 SL will allow the owner to develop the property with uses compatible with the surrounding
area. The petitioner wilf be reguired to build street and drainage improvements.

PRIVATE SECTOR ECONOMIC EFFECTS:

Approval of the rezoning should have no significant economic impact on the private sector. If approved,
the owner will be able to develop a significant, well designed, commercial property.

Prepared by: Jerry T. Weaver Jr. Telephone: 343-7939
Validated by OMB: Date:
Approved by: Date:

(Director, Preparing Agency)

Concurred by: Date:

{Director, Impacted Agency)

Approved by: Date:

(Municipal Manager)
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MUNICIPALITY OF ANCHORAGE
Y ASSEMBLY MEMORANDUM

No. AM  222.2007

Meeting Date: March 27, 2007

From: Mayor

Subject: Planning and Zoning Commission, Case 2006-154
recommendation for approval of a rezoning from T
(Transition District) to B-3SL (General Business District,
with Special Limitations) for Elmendorf “95” Subdivision,
Tract A and Tract B, generally located at the northwest
corner of North Muldoon Road and the Glenn Highway.

This is a request by Cook Inlet Region, Inc. (CIRI) to rezone a 95.2 acre parcel
containing two tracts from T to B-3SL. CIRI proposes to develop the site with
900,000 to one million square feet of retail and related uses. The proposal is for a
“lifestyle center” which contains many separate buildings joined by pedestrian
pathways, landscaping, a boulevard-style entrance, and integrated building design.

In order to achieve this, CIRI has joined with Browman Development to replat the
two tracts into one, create a commercial fragment lot site plan; and undergo a large
retail establishment site plan review, all of which were approved by the Planning and
Zoning Commission on February 12, 2007. Building design and orientation, as well
as parking areas, will at a minimum follow the design guidelines from the large retail
establishment site plan review requirements.

The site fronts onto the Glenn Highway to the south, North Muldoon Road to the
east, and North Muldoon Road (Oilwell Road) to the north. The petition site abuts
Elmendorf Air Force Base (EAFB) to the west. EAFB property is also located
across Oilwell Road to the north, and Bartlett High school and the Native Heritage
Center are located across North Muldoon Road to the east. The petition site is
mostly undeveloped, with an RV park in the northwest corner. Access to the site is
currently from Oilwell Road, leading into the existing RV park. Traffic flows from
there to the interchange and Muldoon Road and the Glenn Highway.

Until 1991, the subject parcel was owned by the Department of the Army. The site
was conveyed at that time to Cook Inlet Region, Inc. (CIRI) as a part of the Alaska
Native Claims Settlement Act. The Army retained an Accident Potential Zone along
the western border which limited allowed uses.

AO 2007-54
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When the property was originally zoned during the Areawide rezonings, it was zoned
T (Transition) due to the fact that it was owned by the Army. The Transition District
is a holding zone, to be rezoned when a use is determined for the property.

Special limitations have been proposed by the Planning Department, and by the
petitioner to ensure the development conforms with the site plan for the development
as approved by the Commission, preservation of military rights for their runway
access through height and easement requirements, and separation from the
residentially developed military property to the west.

The Planning and Zoning Commission recommends rezoning the property to B-3SL
with the Special Limitations in the Commission Resolution, 2007-017. The vote was
7 ayes and 0 nays.

THE ADMINISTRATION CONCURS WITH THE PLANNING AND ZONING
COMMISSION RECOMMENDATION FOR THE REZONING.

Prepared by: Jerry T. Weaver Jr., Zoning Administrator, Planning Department

Concur: Tom Nelson, Director, Planning Department

Concur: Mary Jane Michael, Executive Director, Office of Economic and
Community Development

Concur: Denis C. LeBlanc, Municipal Manager

Respectfully submitted, Mark Begich, Mayor
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MUNICIPALITY OF ANCHORAGE
PLANNING AND ZONING COMMISSION RESOLUTION NO. 2007-017

A RESOLUTION APPROVING A REZONING FROM T (TRANSITION]} DISTRICT TO B-3 SL (GENERAL
BUSINESS WITH SPECIAL LIMITATIONS) DISTRICT FOR ELMENDORF “95” SUBDIVISION, TRACTS
A AND B, CONSISTING OF APPROXIMATELY 95.2 ACRES; GENERALLY LOCATED ON THE
NORTHWEST CORNER OF THE GLENN HIGHWAY AND NORTH MULDOON ROAD.

(Case 2006-154,; Tax 1.D. No. 006-441-02 and -03)

WHEREAS, a request hasg been received from Cook Inlet Region, Inc., to rezone approximately
95.2 acres from T (Transition) District to B-3 SL (General Commercial with Special Limitations)
District for Elmendorf “95” Subdivisien, Tract A and B; generally located on the northwest corner of
the Glenn Highway and North Muldoon Road, and

WHEREAS, the Northeast Community Council passed a resolution in support of the rezoning
request, and

WHEREAS, notices were published, posted, public hearing notices were mailed, and a public
hearing was held on March 5, 2007.

NOW, THEREFORE, BE IT RESOLVED, by the Municipal Planning and Zening Commission
that:

A. The Commission makes the following findings of fact:

1. The 95.2-acre irregular shaped petition site is composed of two separate tracts under
the same ownership. The site fronts onto the Glenn Highway to the south, North
Muldoon Road to the east, and North Muldoon Road (Oilwell Road} to the north. Note
that attheugh Oilwell Road is technically named North Muldoon Road by the
Municipal Addressing Division, it is more commonly known as Oilwell Road, and will
be so referred to through the rest of this report. The petition site abuts Elmendorf Air
Force Base (EAFB) to the west. EAFB property is also located across Qilwell Road to
the north, and Bartlett High school and the Native Heritage Center are located across
North Muldoon Read to the east. South of the Glenn Highway is multi-density
residential property and some commercial. The petition site is mostly undeveloped,

‘with an RV park in the northwest corner. There is a slight elevation change from
south to north.

2. Access to the site is currently from Oilwell Road, leading into the existing RV park.
Traffic flows from there to the interchange and Muldoon Road and the Glenn Highway.,

3. Until 1991, the subject parcel was owned by the Department of the Army. The site
was conveyed at that time to Cook Inlet Region, Inc. (CIRI) as a part of the Alaska
Native Claims Settlement Act. The Army retained an Accident Potential Zone along the
western border, which limited uses allowed there to those which are not residential or
places of much public assembly. The easement restricts uses within that easement.
This is being resolved by the petitioner and Elmendorf Air Force Base, provided that
the height limitation for structures will be no more than 200 feet.

4. The petitioner is requesting to rezone the site to B-3 {(General Business). When the
property was originally zoned during the Areawide rezonings, it was zoned T
(Transition) due to the fact that is was owned by the Army. During those rezonings,
all military lands were zoned T. T is a holding zone, to be rezoned when a use is
determined for the property. A separate example of T zoning is Fire [sland.



Planning and Zoning Commission
Resolution 2007-017
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5.

10.

11,

12.

13.

CIRI proposes to develop the site with 900,000 to one million square feet of retail and
related uses. The proposal is for a “lifestyle center” which contains many separate
buildings joined by pedestrian pathways, landscaping, a boulevard-style entrance, and
integrated building design.

In order to achieve this, CIRI has joined with Browman Development, and are also
proposing to replat the two tracts into one, create a commercial fragment lot site plan,
and undergo a large retail establishment site plan review. Building design and
orientation, as well as parking areas, will follow the design guidelines from the large
retail establishment site plan review requirements.

The petitioner proposed two additional special limitations regarding building location
adjacent to the west lot line and regarding the APZ as agreed to with Elmendorf Air
Force Base.

The Commission finds that there is some concern of whether this particular project
makes sense for the community of Anchorage. Many things had to be balanced in this
analysis, including the requirements of code, the requirements of Anchorage 2020,
infrastructure requirements, environmental impacts, etc. If this project does not meet
all the requirements of Anchorage 2020, that is the result of the diverse aims of
Anchorage 2020. The Commission finds that this is an appropriate land use at this
location.

The Commission finds that it also tried to analyze what would be the alternative land
use at this location and concluded that it would be commercial development of some

type.

The Commission finds that the different articulation and relief of the development is
pleasing to the eye.

In the absence of an economic impact analysis, the Commission does not find that
there is evidence that this would substantially compete with Downtown businesses.
The Commission noted that their reluctance to this request was that this project
pushes Anchorage further into a community that is dominated by vehicles and not
community centers.

The Commission noted, in deliberation, that this is not an easy decision because of
the unknown impact on the other commercial centers that Anchorage 2020 promotes.
Some Commissioners had serious misgivings based on Staff’s analysis how this is
compatible with Policy #18 to promote the Central Business District as the regional
center for Anchorage and Policy #21 that calls for Jocating and designing all new
cornmercial development to improve overall land use efficiency and compatibility,
traffic flow, transit, pedestrian access, and appearance. Staff has noted that this
proposed rezoning and development has the potential to reduce retail in Muldoon and
Downtown as well. However, this facility is likely to have an impact on Northway Mall,
which was once envisioned as a town center, as well as the Muldoon town center, the
Glenn Square development near Clark Middle School, and potentially the Mountain
View redevelopment district. This is a regional, auto-oriented center and it is not a
direction that Anchorage 2020 has envisioned. On the other hand, the developers
presented information regarding the need for additional retail outlets and that
Anchorage is under served in terms of retail choices and capacity.

The Commission recommended approval of the request by a unanimous vote.
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B. The Commission recommends to the Anchorage Assembly that the subject property be
rezoned to B-3 SL, subject to the following special limitations:

1. Development of the petition site is limited to the site plan (Planning Case 2006-153)
approved by the Planning and Zoning Commission, or as subsequently amended.

2. Maximum height of any structure shall be no more than 200 feet in height.

3. No building structures shall be constructed within 60 feet of the west.property line.

4, The uses anticipated within the APZ shail fully comply with the allowed uses outlined

in Patent No. 50-92-0050. These facilities include: Utility Structures (including but not
limited to vaults, conduits, transformers, switches, power poles, conductors,
subsurface gas lines, communication facilities, storm drain lines, storm drain
retention/detention facilities, sewer and water facilities), parking lot, loading areas
and facilities, mercantile and/or retail building structures, and the storage/stocking
areas within proposed mercantile and/or retail building structures. All of the building
structures are considered low density mercantile and/or retail establishments and are
all in conformance with our understanding of the specific use guidelines of the APZ
contained in the patent for this tract. The uses located within the APZ shall conform to
the limitations and restrictions currently outlined in the patent, unless formerly
released by the military and the Bureau of Land Management.

PASSED AND APPROVED by the Municipal Planning and Zoning Commission on the Sth day
of March, 2007.

DOPTED by the Anchorage Municipal Planning and Zoning Commission this /i day of
Z 2 bﬁé; 2007,

,/7 /:%3/%
Tom Nelson Art Isham
Secretary Vice Chair

(Case 2006-154; Tax 1.D. No. 006-441-02 and -03)

ac
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COMMISSIONER JOSEPHSON recalled negative comment early in
the process for this project. A former Olympian and the
president of the Norxdic Ski Associaticn have testified in
favor of this project, which made his vote in favor an easy
one,

COMMISSIONER PEASE clarified that it is her understanding
that it is not Staff’s intent to include the conditions of
approval from the Parks and Recreation Commission because
they have been discussed with and addressed through changes
the Kincaid Park Group has made to its plagsF Ms. FERGUSON
agreed with this comment. ==

AYE: Pease, Fredrick, Josephson,
Phelps
NAY: None

Palmer, Wang,

PASSED

VICE CHAIR ISHAM chaired the fd%ﬁaw1ng four cases. He
suggested that the petitioner be g ngen 20 minutes
rather than 10 mlnuteszfﬁr the founggases, that

-v-w»u

oy srrem———y

CookTIhlet Reglon Inc. A request
to rezone approximately 95.32 acres
from T%{TIransition Zone) to B-3
{(General Business). Elmendorf “95"
Sbdivision, Tracts A & B. Located
at 1100 and 1200 Muldoon Road.

Cbok Inlet Region, Inc. A Site Plan
" Review for a Large Retail
Establishment (Big Box Review) for
Elmendorf "95" Subdivision, Tracts
A & B. Located at 1100 and 1200 N
Muldoon Road.

Cook Inlet Region, Inc. To
subdivide two (2) tracts of land
into cne (1) tract of land with
vacation of a 10 ft. underground T
& E easement falling within Tract
A. Elmendorf "95" Subdivision,
Tracts A & B. Located at 1100 and
1200 N Muldocon Road.
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7. 8-11550 Cook Inlet Regicn, Inc. A
commercial tract fragment lot site
plan to create thirty-five (35)
lots from two (2) tracts of land.
Elmendorf "95" Subdivision, Tracts
A & B. Located at 1100 & 1200 N
Muldoon Road.

Staff member ANGELA CHAMBERS described the four cases
before the Commission. She asked that the Commission hear
these cases in the order they appear on the"aéénda
rezoning, large retail site plan, tract pﬁat and commercial
tract fragment lot site plan. There wer& ndzreturned public
hearing notices on these requests. TheﬁNortheast Communlty
Council responded in favor of thesegfgquests %Fhls is a
95.2-acre site of two tracts underSthe same Ownee hip. The
site fronts onto Glenn Highway Qa;the seuth, Norti:iMuldoon
Road to the east, and North Muld@on‘Roadnto the norgh. She
noted for reference purposes that Bidwell Road is <
technically North Muldoon Road. The Be&tition site abuts
Elmendorf AFB to the wesEE;There is a‘éﬁaght elevation
running from south to nortﬁza uthe propéﬁ&xﬂ Current access

in the northwest corner. MS“‘CHAMEEES‘descrlbed the uses to
the north, east, west, and siuthfof““hezslte A Veterans
Administration ﬁétxﬁﬁgy is proposed t& the north of the site
on military ppfperty=Petween the hospital and Oilwell Road.
ThlS fa0111ty“wmil accéss Ollwe}lvRoad at this locatlon,

will be#ré?omgﬂgd 55§éccompllsh this, as will relocation of
the Bﬁrtlett HT§§~SChQQL.and Alaska Native Heritage Center
(AHHQimdrlves 1n“@rder‘%ﬁfm1t1gate traffic impacteg in the
area, ;Ehe easterﬁmbst access that will lead to Bartlett
High Scﬁ“@l and inEd the petition site is also proposed to
be 31gnaITt;“. In gase 2006-154, page 38 1s the gzite plan
showing the=¥ariows major developments and the landgcape

ggls deceptive. This gite is half mile across.
CIRI proposesmko develop the site with 900,000 to one
million SF of retail and related uses. The proposal is for a
lifestyle center that contains many buildings separated
joined by pedestrian pathways, landscaping, a boulevard
style entrance, integrated building design, and integrated
building design. In order to do this, the petiticner has
joined with Browman Development. Until 1591, the subject
parcel was owned by the Department of the Army. The site was
conveyed at that time to Cook Inlet Region, Inc. {(CIRI) as a
part of the Alaska Native Claims Settlement Act. The Army
retained an Accident Potential Zone along the western
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border, which limited uses allowed there to those that are
not residential or places of much public assembly.
Information was received tonight indicating the military has
no objection to removal of the Accidental Potential Zone.
Anchorage 2020 does not have a designation for this area. It
is near a transit supported development corridor on Muldoon
Road south of Glemn Highway. No public trangportation serves
this area except than to the ANHC and Bartlett High Schocl,
but the Department of Public Transportation does plan to
expand service to this site and the new VA center to be
constructed to the north of the petition sif&7=A condition
of approval to resolve transit access thxﬁuis included.

Anchorage s forecasted growth rate andfthe rgg&pnal market
existing centers and discourage quure “growth ang;
redevelopment in existing commegZial axeas. Rath&# than an
infill site or redevelopment 1ﬁ‘§ﬁlex1st1ng commerc&al area,
it would be a new commercial centermwith an area -
approximately one-third to one- half‘the size of Downtown.
The amount of retail a regional markeﬁican support is a
direct function of the amciEE=.of reta11~awxeglonal market
can support is a direct furdgt¥epzof populdtion size and
income. In a slow-moderate growth:aﬁea like Anchorage, new
retail development_may replade salréadyEexisting retail, as
in a zero-sum gafit=SThe impliFation #& that a major new
lifestyle center coulgk compete®with and divert sales from
Downtown and<GthRer refional ret&@il centers. However, it may
be difficult to prgdlggmthe scale cf impact on overall
redevelopment. in & éf"ﬁéﬁt@taﬁ'for a number of reasons. It
must be:HUEéﬁ;“howevagﬁ that Ehe adjacent military base and
postﬁcomprlses*am,empmggment center with approximately

10, Gnﬂzactlve dugg;persmmnel not counting civilian and
reserfé*personnel:z:Conslderatlon should be given to the
prox1m16ﬁ&;o militJ¥y reservations and its personnel and
dependantszm.Thls dfea will be an employment area that will
include not”gﬂly Ehe existing nearby military hospital and
Municipal hlqﬁrséhool but also the proposed VA facility.
The petitionerFhas looked within a one-mile radius, as
required by code, whether there is B-3 zoned property. There
is very little B-3 zoned property, especially vacant, all of
which is to the south of the petition site, along Muldoon
Road. Most are less than one block deep or less. The only
two large B-3 undeveloped areas are currently undergoing
development, one of which is over two miles away.

This type of proposed development, at 900,000 square feet,
is typically designated as a super regional shopping center.
The Commission was provided with a synopsis of the types of
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population ranges necessary for different types of retail
facilities. For example, a neighborhood center typically has
gross leasable area of 50,000 SF and requires a population
range of 3,000 to 40,000. A super regional center at 900,000
SF of gross leasable area requires a 300,000 plus population
range. This is from the planner estimating guide of 2004
adapted from the Urban Land Institute from 1999. There has
been new information since that time indicting that this
retail market has changed. Retail requires less of a
population base. The petitioner has providedsinformation to
show that, The 1999 figures indicate there may+not be enough
population base in the Anchorage/Mat-Su area to support more
major retail. However, Anchorage does
the state as well, so the entire populatlon
must be taken into account. Market e®mpetitior
and not all retail is in direct campetltlon andéqQQ be
complementary to what existsg. ThEre is 2005 lnform ation from

retailed. Also, the gross leasabletﬁiqgr area per aaplta and
revenue per gross leasable area is vastly off mark with the
average in the rest of thehcountry Aﬁéhprage is 87.94% over

There ig an ex1st1gg A001dent~R@tentf§inOne (APZ) for the
EAFB runway apprbaéhﬁs that touches thié northwestern- most
corner of thigfgite. "Jﬂowever 3when the land was conveyed to
CIRI by the AT@?; theg;retalnedqan.APZ easement running
along the western“porﬁion of thévproperty The petitioner
will needfgguresdivﬁxext idslhent of the easement with the
m111ta£¥53ﬁﬁﬁﬁ& , on:nesolv1ng uses that can be in that area
with $8id partEe&s, Th¥Eg:zmust be resolved before the site
plaﬁ%becomes eff&@t ive ==However, the military has emailed
no obj&&tion to reéft ov1ng'the easement . The petitioner is
offer1ng=§pe01al llmltatlons to provide for the security
needs of Ehb,mllltary and to further provide a buffer
against thEﬁ£g§1ant1al uses to the west.

The traffic iﬁ?ﬁtt analysis (TIA) has been revised and is in
the process of being accepted by ADOT and municipal Traffic
Department is a reviewing agency in that process. The State
and the petitioner have worked hard to turn this around in
time to provide guidance to the Commission. The TIA is near
finalization. The proposal is to:

s Lengthen the north and southbound left turn lanes on
the Muldoon Interchange bridge to their maximum length

¢ Expand the two and three lanes on Oilwell Road to five
lanes, one of which will be a middle turn lane. This
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Some

e

will need to be modified at the western end of Qilwell
Road where it reaches the EAFB gate.

Participate in the construction of a signal at the
0ilwell Road/Zuckert Street location of the main middle
entrance to the site, with two westbound to southbound
left turn lanes at thig point, and possibly in the
eastern signal.

Participate in the construction of a second
traffic/pedestrian crossing light to provide access to
Bartlett High School and the Alaska Native Heritage
Center. =

Provide for enough area on the sougﬁﬁélde of the site

for a future frontage road that w&uld ementually run to
the westbound exit ramp at BonLﬁacg Parﬁwwy

traffic pattern changes are‘ﬁéeded at Bartl
School and the new VA ¢lirg X

realigned with one of Bartlet ';ngyfachool s i?
westernmost access points. Alsé=tHie Alaska Native
Heritage Center and Bartlett Hlﬁﬁﬁﬁchool s easternmost
access point will neeﬁr o be realrgped W1th the second
signal.

~hngh
20 ZUCkert Avenﬁ&:w1ll be

Traneit is planning exténded“serﬁlce to the new va
clinic and,igfinterested;gn provTalng service on the

develop a iist of“thlngs théy will need. There are
some 1nternaluLssﬁﬁﬁﬁxpartlcularly with respect to the

bouﬁéyarﬁgde81gn Thé¥e=§%E a condition to resolve how
tm-accommodate Eﬁan51t service. There is an existing
mﬁike trallﬁawong Ehemsouth boundary of the petition
“SEte. The prm@psed:ﬁSe and site plan addresses
pedﬁﬁtrlan acgess internal to the site and to the bike
tra*&r-Parklnq—and off street loading requirement
speciﬁ;gs wil¥ be addressed during the building permit
process~"henwthe property is developed. The petitioner
is requestihg a 60-month approval for the commercial
fragment ‘1ot site plan. As the tenants become known and
projects are finalized, there would be an
administrative review according to the design
guidelines proposed in this application and the
schematics. The pedestrian accesgs, vehicle access, and
generalized building locations and square footage is
set out in the site plan review. However, the gquare
footage may be adjusted for each of the buildings,
particularly for the major buildings, and there may be
minor adjustments to the fagade. Any major deviations
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would have to return to the Commission. The Department
does find that B-3 zoning is compatible with the
surrounding T, PLI and residentially zoned uses, in
that this is a very large tract with the Glenn Highway
as a buffer to the residential, and significant
gseparation from Military residential uses. Oilwell
Road is not in itself a buffer, but in combination with
retention of natural vegetation on the petition site
and adjacent sites it projects a senge of separation.
B-3 is more restrictive zoning than T, .and contains
more landscaping and buffering requ1r§ments This site
affords an opportunity to bring new—retall stores and
restaurante to Anchorage in a commgn*i@catlon with a
well-designed built environment fﬁat 1§meonven1ent for
shopping and leisure time purSHltS“ HoWéﬁér, the
primary issues with this sitg¥is the magniti
expansiveness of the propoggfl development plam, and its
impact on community develdpmént poXicy, dearttEot
vegetative retention, and neddZforinfrastructure
improvements. The latter are piimarily access issues
with regards to the QLder 1ntercﬁange for Muldoon Road

to the north _and work1ng;w1“h th MSEate, Bartlett High
School, th@*ﬂﬁzagd the AT&ska Native Heritage Center.
What thlg?illusﬁfates is How challenging this site will

Shop givén its llmlted accegs. However, the
petitioner His b&en workingFwith the city and State and
entexednlnto*an“agreamentxfor the above noted
1mpf6ﬁ§ﬁ§hts ‘AQOT wilT*be working with the Federal
JHighway Administ¥acion on a possible future one-way
frontage roﬁa_on Ehnglenn Highway.

It«15x1mportaﬁt to bear in mind that a rezoning of this
magnEtide andﬁslze of project is not comparable in
relatiGi:to ather previous retail reviews. When the
applicatiigniwas originally submitted, the Department
lacked information on the economic implications of this
type of Zoning. Subseguently, the developer has
provided some additional research concerning current
retail development statistics. Prior to any future
large retail development applications, the Department
will recommend that an economic analysis be preformed
regarding the impact on retail development in Anchorage
prior to submittal of applications any future retail
developments of this magnitude.

With the conditions being satisfied by the zite plan
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and the commercial fragment lot site plan, the requests
for the rezoning, the site plans and the plat generally
meet the standards for approval. The site will be
developed in phases in recognition of the fluctuating
nature of the leased retail space. This requires
flexibility in timing of comstruction, building layout
and size, elevationsg, and parcelization. The commercial
tract plat establishes the conceptual design for
driveway access to the site, vehicular and pedestrian
circulation within the site, location Qf drainage
facilities, building pads and landscagang~ Once
approved, the applicant could work dfrectly with the
Department on new phases of developméft:, so long as
they meet the approved design crl’b‘erlaw

The conditions of approval 1n‘casé 2006 15%%are two

special limitations. There_.&re 18 .conditions=af -
approval in case 2006-155:" SEaff mémber MARGARET
O’'BRIEN stated that in case S€¥ﬂ54£Z“Cond1tlon 7 should
say “Resolving the need to entex:anto a subdivision
agreement with the Pgivate Development Section, Project
Management and Englneemaﬂg for any“ggbl;c
infrastructure as a readfﬁ;ef the deﬁéiopment
including but not necessarliyxiﬂmlted'to public
transit improvements; imprgvementsirequired of the
final approvea raffic IMpact Andlysis (TIA); for
erosion amﬁ sedlment control mitigation measures;
dralnage“mmprovements, exten51on of utilities;
landscaping FHEan xaffic control devices, prior to
recording a Final pratgtoEéndition 4 would say,
“SﬁBW%ng;ﬁhe 3@%ﬁoot highway screening easement
exclu81ve¢afwallmutlllty easements, with the exception
#HGE the undquroun&fﬁ@rlng to extend utilities, on the
ffﬁgl plat. ”t:Condxtlon 10.e amended to read, “An
erd&ion and séﬁlment control plan and an approved
dralnage and gradlng plan shall be approved by Project
Manageﬁéﬂt aﬂd Engineering prior to obtaining any
bulldlngﬁggrmlt other than a clearing permit,
1nclud1ngf§rubb1ng, grading or fill permit.”

In cage S5-11550, condition 7 would be amended to read
“Showing the 30-foot highway screening easement
exclusive of all utility easements, with the exception
of underground borings to extend utilities, on the
commercial tract plat, prior to recording a final
plat.” Condition 14.f amended to read, “An erosion and
sediment control plan and an approved drainage and
grading plan shall be approved by Project Management
and Engineering prior to obtaining any building permit,
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other than a c¢learing permit, including grubbing,
grading or £ill permit.” Condition 10.h amended to read
“Any intersection signalization required by the
approved Traffic Impact analysis (TIA) shall be
installed pricr to the opening of any facility.” With
respect to condition l4.i the petitioner does not want
a requirement for a letter of non-ohjection as a note
on the plat. The Department is recommending deleting
that as a plat note and adding it in its entirety as
condition 16. =

Condition 14.h “Any intersection 81gngllzatlon required
by the approved Traffic Impact Anal¥&Es. (TIA) shall be
installed prior to the opening offany Fagility” will
also be carried to the 2006-158%gite plaﬁ::MS CHAMBERS
indicated this would replace.®ondition 16 Biz.case 2006-
155. MS. O'BRIEN noted thene\ls an, error 1n‘q§gg}tlon
access from Tract A, CIRIT Gatewax;gubd1v151on “onto the
Glenn Highway or Glenn nghway‘éXlt ramps is
prohibited.”

MS. CHAMBERS noted thét""ﬁéaplaced onwﬁhe table this
evening some photographs anﬁ“henderlngs provided by the
petitioner. One of the congitlonsxrefers to a 58-foot
archltecturaL fﬁature onfﬁhlch wadll signage will be
placed. ThHe inf&Fmation prov1ded by the petitioner
indicate€85Ehat tﬁas will n&f _be that visible from the
roads or hlg@wax;mmwmy alsdprovided a photograph of
the Downtown“Ehrémgtatxonrﬁower which is approx1mately

MEW.O BRIEN amende& cage S$-11550 new condition 16 to
deletg “olearmng” and add “a copy of the letter of non-
obje@&on must,be submitted to the Plannlng Department
prlor'ﬁmxrecordlng of the final plat."*

COMMISSIQEER JOSEPHSON noted that it has been indicated
that the Commission has the discretion to restrict
trash hours or snow removal hours. MS. CHAMBERS replied
that the only impact would be on the military and the
petitioner has met with them numerous times. Their only
concern was providing buffering and that is resolved.
COMMISSIONER JOSEPHSON noted that in case S-11549 the
Staff has expressly indicated that compliance with the
Comprehensive Plan is met and in others it has not
indicated one way or the other. He asked if the Staff
has found in case 2006-155 that Policy #21 is met. MS.
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CHAMBERS stated there are conflicting policies in
Anchorage 2020. There is not much market information on
where retail should be placed. The Staff has provided
the 1995 ULI information Staff had and the 2005
information the petitioner had showing how the market
has changed over the yeaxrg. Staff did not find that the
policy 1s not met, but rather that there is differing
information available. COMMISSIONER JOSEPHSON stated he
would say, if he were the petitioner, that because this
is not redevelopment nothing precludes any future
development. MS. CHAMBERS stated that=the policies are
adopted as law as a guiding document"wpartlcularly on

rezonings The Department does not”feei that the policy

impacts is no reason to notZallow it to go FéPward.

COMMISSIONER JOSEPHSON reﬁ““ked that to some dmgree the

Commission is relying on the ﬁétltioner s infeérmation
about retail. MS. CHAMBERS resﬁﬁﬁded that this is
correct. She has comtacted local"ﬁggrces and there are
no studies in Alaska EEje.develope¥ihas.a longstanding
and positive reputatidh “IREghe Lowef%%@ﬂ

COMMISSIONER JOSEPHSON asked 1f“there ig any doubt that
the petltloner“Wants to be exempted from the new sign
ordinancesf MS. CHAMBERS replled that they meet the sign
code. Tﬁ@“Urban Hés1gn CommL§51on denied a request for
a 81gn in Eﬁ%xhkghway screéﬁlng easement The tall

The

COMMESBIONER TOSEPHSON noted that the Traffic
Deparfﬁéﬂt wants to postpone case $-11550 until the TIA

-mm n-m-—

were provrﬂed for the February 12, 2007 meeting, since
which time there have been several subsequent meetings
and a revised TIA was submitted to ADOT and to the
Municipal Traffic Department. Her most recent
discussions with ADOT indicate that they are finalizing
the TIA; these are all State owned rights-of-way.
COMMISSIONER JOSEPHSON understood there was not yet a
completed TIA. BOB KNIEFEL, Municipal Traffic Engineer,
stated there is not a completed TIA. Most of the issues
are identified, as are the potential solutions. A
meeting is scheduled for tomorrow to discuss the TIA
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with the developer. COMMISSIONER JOSEPHSON noted that
in case $-11549 ADOT expresses concern about movement
of traffic, citing the Dimond Center/Wal Mart complex.
He asked if Mr. Kniefel feels those issues would be
regolvable. MR. KNIEFEL felt the concerns are
resolvable. The sguggested resolutions include a phasing
plan in which half of the development would be in the
first phase, including the two signals, the interchange
work, expanding Oilwell Road to five lanes, and
relocating the Bartlett/ANHC access to _.another
location. In phase two, what has actuglly-happened at
the gite will be examined to see if; dditional work is
needed on the interchange, Wthh may nqlude

t
want to walk to this fac1ITEﬁ; MR . SXNIEFEL rep; ed that
the eastern access point to tﬁéhdeVeTOPment will be
realigned to go to Bartlett andmﬁhe ANHC and it will
have pedestrian facizkities on 81ﬁhﬁx side and through a
gignalized 1ntersectf§m" COMMISSIONER.JOSEPHSON noted
there are references Fi Bhespacket to=the fact that the
expense of the roadworﬁiw1Ixiﬁamgbsofbed by the
petitioner. MR. KNIEFELYexglaifiéd=that the VA hospital
has a preVLeﬁﬁigiepproved"TIA that involves
construction of=the 51gnah at Zuckert Drive and
realigniti@=the r@ad to theZnorth. There is also a
gecond 51gﬁ§1.thét»the deve&oper will likely complete.
The petition&EwiTiEE E&ke%yfaddrees congtruction of the
fkyérlanerllweii‘Road facility.

R
Pt

QQMMISSIONER“JOSEPHQGN agked if Staff has seen
&fEuations whére, pPecause of massive natural vegetation
IOSEx;a petitFener is required to not only replace them
withS&¥pproprifte landscaping, but to compensate for
that ISgg. MST CHAMBERS stated there have been lengthy
dlSCUSSIﬁﬁS*Wlth the petitioner regarding vegetation.
The site pian has been revised to provide more
pedestrian access and vegetation replacement on the
gsite. They are retaining the buffer with some limited
clearing along the highway screening. Also on the
northeast corner, and on the north as well, they have
realigned and redesigned the site to retain more
vegetation. The petitioner will propose another sgpecial
limitation on the zoning regarding this. There is also
a conditicn of approval that no grubbing or any
groundwork other than clearing can take place until an
overall site drainage plan is prepared. The petitioner
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has exceeded code requirements f£or interior parking lot
landscaping. They have reduced the amount of parking to
near the minimum required. COMMISSIONER JOSEPHSON asked
if Staff has talked to the municipal attorney to
determine whether local hire is an appropriate
condition. MS. CHAMBERS replied that this has not been
explored; from a land use standpoint this is not
relevant. She did not believe it would be legal to
impoge this type of requirement on this type of an
action. She noted that the petitioner is. the landowner,
not the tenant. e

plan review indicate that the appllcanﬁ?““
participate in the pedestrlan;grQ§31ng BhHe. asked who
would pay to relocate the Bagblett and ANHE:Zdriveways.
MR. KNIEFEL responded that*éﬁere has been arf=initial
meeting with the Anchorage”ﬂehool District an&ﬁfhe ANHC
and both have said they are naﬁmahle‘to participate
financially, so the developer W“Eld need to pick up
that cost. COMMISSIONER PEASE ask&eL if that necessity
has been reflected in= _thg conditiofa=. MR. KNIEFEL
stated this would be FefFefted in tH@ETIA and the
associated agreement. ﬂs CHHEIERS explalned that
conditions on_the casesTrefdr té=gthie TIA. COMMISSIONER
PEASE asked:=isE=Ehere is HY need £5r a condition and the
petitionef is committed t& paying for the driveway
relocatitng=necegPitated by, this development. MS.
CHAMBERS rgﬁ”}led'ﬁ&hat theré¥is not, noting that this is
being.-w orked-out wfbﬁfﬁhefstate COMMISSIONER PEASE
und%%gﬁﬁﬁ“_thewghgltlonéf would participate in
*ebnstructmanﬂof Eﬁé trafflc signal and that the

COMM?ESIONER ﬁEASE asked if there are updates on the
inclus®en of:8 transit station on the site. MR. KNIEFEL
stated HeiEh#s been working with the Public
Transpor@ﬁ%ion Department on this issue; at this point
they have developed several location options that
relate to where accegs is taken from Oilwell Road. That
will be included in the TIA as well. MS. CHAMBERS noted
that this is also addressed in a condition of approval.
COMMISSIONER PEASE asked if the tramsit center would be
interior or on the perimeter of the gite. MR. KNIEFEL
replied that the intent is to locate the center
interior to the site, somewhere toward the middle.
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COMMISSIONER PEASE noted that ramps and stacking of
traffic is problematic on the Seward Highway near
Dimond Boulevard. She asked whether improvement to the
ramps has been thoroughly analyzed and is it being
addressed. MR. KNIEFEL replied that phase one is half
of the development and would inveolve turn pockets on
top of the bridge, signalization, and roadway work. In
phase two field counts would be done to assess the
actual traffic situation and there is the potential for
signalization or additional lanes on the. ramps to make
it work properly. COMMISSIONER PEASE ntté&d there is
discussilion about the long process AQQE will need to
achieve the needed improvements. She ed how the
timing would occur so the 1mprovements ggg in step with
the traffic impact. MR. KNIEFELmthéught thls discussion
relates more to the need to rébulld the Mdﬁaqpn/Glenn
1nterchange The developer:ms not-belng hela_mw

When ADOT was talking about awkongxlead item that was
one of the issues. The frontag&Zgpad from Muldoon Road
west to Boniface, becguse of the"limlted access control
and other issues, w1llmaiso be a 1Gng;term issue.
COMMISSIONER PEASE askg&“fgdghls workswould require
changes or updates to fhe LREFZ-MR. KNIEFEL replied
that the change to the ﬁylgoon‘iﬁﬁérchange would be a
major prOJeGEwﬁﬁat would.Eé inclyded in the local
Transporbatlon I@@rovemeﬂE‘Program The LRTP considers

wwﬁﬁvelopmentfggpl1ca£;ons, the Department will recommend
EHgt. an econdgmiic agalysis be preformed regarding the
1m§ﬁbt on retaal development in Anchorage.” This
1mplL§§"there*;s gsome nervougness. She asked if
anythifigishowld be considered with this developwent.
MS. CHAMBERS stated the code does not reflect this type
of requir&ment. The Department is not as nervous with
thig development, which should encourage redevelopment
along Muldoon Road. Future developments of this size
would generate this concern. COMMISSIONER PEASE noted
that the phasing suggests that there might be some
public benefit in not clearing the entire site at one
time, yet in the amendments proposed by Ms. O’'Brien
allow issuance of clearing permits before other
approvals. She asked why there would not be an
advantage to leaving vegetation in areas where later
phases are anticipated. MS. CHAMBERS responded that
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this type of retail development could go quickly. In
such a situation, site preparation would need to be
done quickly as well, moving west to east. Due to the
large size of the site, the project must be done
comprehensively now because there will need to be some
underground piping on site to handle the drainage. The
gite must be cleared in order to accommodate the
massive internal infrastructure.

COMMISSIONER PEASE asked about the request fer windows onto
the back sides of buildings fronting tH& Glenn Highway
and the on ramp at Muldoon. There igzmot much visual
attractiveness to the back sides ertﬁé‘bUIldlngS yet
the Urban Design Commission has a@provéﬁla request to
thin out the vegetation so passarsby can?&ﬁok at the
back sides of buildings. MS. :EHAMBERS stated“that on
the west side of the bulldrngs there is berm%@g and
other mitigation, so thlS-lSIa*non‘lssue COMMESSIONER
PEASE explained her remark rela&edfto-Major 12" and
Major 13 and other buildings fa@xng the Glenn Highway.
MS. FERGUSON stated Hhe Urban Defign Cowmission, after
lengthy discussion, détexmined thatighe.site was
constrained by vegetat o= ﬁang_the ra@ﬁ? They decided
that the th1nn1ng may & maYynethe gffective for

trafflc pass g by the sater Tra&@&ing 1nto Anchorage,

in tlme‘b@"access 1t They,mere amenable to considering

presi g

that once fﬁé bui&dlggs argFconstructed, if it locks
like.the bulTaxngs~amé=hmd&en by vegetation, there
woBla-besppporEanity to determine if thinning is
ﬁeeded “ﬁgzUrbdﬁEDes1gn Commission wanted to evaluate
FEwdsual accessito theFbuildings after they are built.
Tﬁgy were ameﬁable:thlnnlng gome of the vegetation at
th&ﬁﬁtlme, 1f”there iz a need. MS. O'BRIEN noted that
condiEon 14. Rfof cage 8-11550 includes a plat note
““No tEees oﬁrshrubs shall be selectively cleared
within tﬁ%ﬁﬁ@ foot screening easement prior to
construct¥on of all buildings to which they are
intended to provide a view corridor.” COMMISSIONER
PEASE asked how the need or benefit be assessed once
the buildings are constructed. MS. O’BRIEN believed the
Urban Degign Commission placed certain requirements on
the actual thinning. MS. FERGUSON stated that a new
site plan would be submitted with photographs and, if
reduction of natural vegetation is needed and is
justifiable, it could be done. The conditions were
written such that the vegetation to be removed would
have to be flagged on site and approved by the project
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landscape architect, Staff, a certified arborist, and
ann Urban Design Commission Urban Design Commission
member. A survey would have to be done identifying
trees to be rewmoved or thinned, for Staff approval.

COMMISSIONER PHELPS remarked that at times the Staff
analysigs is that some of the Comprehensive Plan
policies are met and at others that they are not. He
asked if there is guidance to the Commission regarding
these policies. MS. CHAMBERS replied that there would
be times when some policies are met amd Some are not;
the consideration is the greatest begfefit to the
community. There are conflicting E@Tfﬁies and at times
parts of policies are met and par&@ aré=pot; the
Commigsion must consider a balanCe~ The G@mprehen51ve
Plan is adopted as law and the pollcles aref'dopted as
guidance to the Comm1851on;and the. Assembly

is a course of action that shwuid;be “followed<as
opposed to one that must be foIlmwed MS. CHAMBERS
stated that the Compxgbens;ve Plana;ncludes policies
and strategies for 1mp&ementatlon e z policies do not
have implementation stgatSgites.

-n

”ﬁ

et .

COMMISSIONERMEALMER noted that CEEE S 11549 recommends

......

approval,ﬁbr 60“mbnths Mgz OfBRIEN explained that the
flrst cdgezis a bradltlonalmplat comblnlng two tracts

Thrcatire. v maAr—————————.

typ;@aleB mS”bh periaazzThe commercial fragment lot
plﬁﬁ“TEﬁﬁnmechaﬂxsm to allow independent financing by
,;n’;‘f:-ndependeﬁt"‘;ena[ﬁ.’csl which would be phased over a
;mqg_;lod of y&#ks. CﬁﬁﬁTSSIONER PALMER noted that in case
ZQQQ 154 theEﬁ;lS & memorandum dated February 23, 2006.

MS: ”GHAMBERS rndlcated this is a typographical error.

-«u.-.....

The publlc h@ﬁrlqg?was opened.

GREG JONES, rgﬁ%esenting Cock Inlet Region Inc. (CIRI),
introduced Daryl Browman with Browman Development and Tim
Potter with DOWL Engineers. He thanked municipal staff and
ADOT staff who have worked over the last one and one-half
yvears to bring this project to the Commission. This large
and complex project has required a tremendous amount of
consideration to bring it before the Commission this
evening. This project is large primarily because Anchorage
ig significantly under served by this type of
infrastructure. The information before the Commission from
the National Research Bureau is that Anchorage has about
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half of the retail a community normally has in the United
States and that the retail that exists in Anchorage
generates almost twice the revenue as retail in other
communities. Retail services to the consumer is a basic
infrastructure of any community. The imbalance in Anchorage
exists for several reasons. First, because it costs 170% to
build retail here compared with the Lower 48. The military
has experienced the same cost disparity, as has the
Anchorage School District. Unfortunately, rents are about
the same as in the Lower 48, so the project has to be value
engineered to make it work. Another reason-EHéxe is less
retail is logistics in terms of getting g&bdds to the stores.
Third is the development environment. The~giality of
Anchorage’s development has kept many ‘develdpers out of this
communlty This project will prov1déﬁthe quale? that

Anchorage that are not currently“here GiRI wanted=§e bulld
this project to keep and found thatm&0~96§‘of developers are
merchant buildexrs who build, lease, emd then sell to an
investor group. CIRI workKed with Targeﬁgand found a
developer on their list, Bxammgn Develoﬁﬁént who builds and
keeps its developments. Buleingmand keeplng a development
changes the approach to howdt igEhisklt; it will emphasize
the quality of congtruction, Zthe"quiEtky of tenants, and the
maintenance and-&eﬁgz;erm viaBflity offthe project. Time is
of the egsencedas tﬁéibulldlngﬁseason approaches The
petitioner ha§¥WQrked long withggtaff and is comlng to

DARYL:BROWMAN‘EEéied'hﬁgls excited to be before the
Commﬁgg}on to crqgge a E;gh gquality project that can raise
the bakson what ig=being developed in Anchorage. CIRI shares
the sam&Swision offlong-term ownership and development of
quality pf@ﬂects Merchant builders want to get the project
leased quldﬁly an@”are not as concerned with the long-term
viability of ﬁﬁgfprOJect Browman wants the highest quality
tenants, to bxring new and exciting retailers to the market,
and integrate"features that distinguish the project to make
it part of the community. For retail to be successful, there
mist be an atmosphere that makes people want to be there.
MR. BROWMAN distributed examples of othexr projects in which
he has been involved and explained that his intention is to
incorporate some of the same details. The intent with this
project is a village concept where buildings have a
presence. Equally important is the entry, which will have
terraced walls, up lighting and landscaping that announces
entrance to the project. The boulevard will be heavy
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landscaping with pedestrian features and a median. This
initial area will have pedestrian scale buildings with four-
sided architecture. This creates a sense of place for those
who visit and provides an opportunity for more than one
shopping experience. There is a pedestrian link that will
tie the main boulevard and pedestrian linkages to provide
easy access for pedestrians in a multitude of locations.
There is an intense detail to create those opportunities. In
a project of this size, focus should be placed on a variety
of features to create a number of areas witgﬁgandscaping,
patios, and fire pits., Through art1cu1at1qm¥‘rnterest is
created in the building. There will also~be seven or eight
different materials for the project to_greéﬁg the desired
atmosphere. MR. BROWMAN stated he is EXbltedﬁgp be a part of
the community and is looking forwardnto‘ralslngzthe bar on
development in Anchorage. el

154. Following the meetings w1th thezmllltary, two special
limitations have been developed to refiéct the protection
they have been told would “Bg=provided. “Hie, first special
limitation "“Development othH§ﬁpet1tlon sxge ig limited to
the site plan (Planning Casé&:2006=2:55) approved by the
Plannlng and Zoning Comm1851en,~or ‘g8zaiibsequently amended”
is to the p01nt;:6§éaial limi€&tion 2 ®Maximum height of any
gtructure shald be nq;more thaﬂ"200 feet in height” is in

place to protéé%;the aircraft flypver area. The petitiocner

P —a ikl o

shall be.CQnstrucﬁéﬁzwaﬁ%&E&Q”feet of the west property

s ar) by Laan

line. Thiéﬁ-mne w1IEEbe depléted as a ‘building limit line’
on thg—Commerczal~Traeﬁhplat" will adeopt a building limit
11ne”as a componeﬁt of“Ehe rezone and incorporate it on the
Commerexgl Tract pkat. fﬁls protects the military £from
bu11d1n§§;abutt1ngwthe petition site’'s west boundary.
Special limitationZA “The uses anticipated within the APZ
shall fully%@emplywith the allowed uses outlined in Patent
No. 50-92-0050x:These facilities include: Utility Structures
(including butFhot limited to vaults, conduits,
transformers, "switches, power poles, conductorsg, subsurface
gas lineg, communication facilitieg, storm drain lines,
gtorm drain retention/detention facilities, sewer and water
facilities), parking lot, loading areas and facilities,
mercantile and/or retail building structures, and the
storage/stocking areas within proposed mercantile and/or
retail building structures. All of the building structures
are considered low density mercantile and/or retail
establishments and are all in conformance with our
understanding of the specific use guidelines of the APZ
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contained in the patent for this tract. The uses located
within the APZ ghall conform to the limitations and
regtrictions currently outlined in the patent, unless
formerly released by the military and the Bureau of Land
Management .” This special limitation effectively results in
a continuance and clarification of the APZ and allows the
military the ability to participate in reviews of any
changes of uses in the buildings. The desire is to protect
the military‘s interest in the 11.62 acres that is
encompassed by the APZ. The facilities allowed in the APZ
are clarified in the patent and in thig spe®idl limitation.
The intent is to vacate the APZ easementmég the special

on the land. General Carlisle, who is in charge oﬁﬁgﬁg base
operations and facilities, madéwfg%clear‘that he b&Heves
anything that is good for his peoﬁ%e_ls.good for Anchorage.

There is essentially a 01ty on the mﬁﬁitary base and

foeoeries

a quality of life standp01ﬁt““ﬁﬁzixom a cammunlty
participation standpoint. Séme of:Ehe.earIler thinking had
1ncorporated re81dent1al as &:C@mpOHBEE&Of the progect but
put on this Slxé dﬁgtﬁb the poﬁentlal future concerns with
noise from theuillghtmgperatloHQ o

‘iii

Regarding. case 2066%35 MRﬁaPewTER noted that condition 3
says “Reﬁ"}vefgge laeatlon, &551gn, and construction of
trangft amenltxesﬂandmﬁxan31t gervice external and internal
to tHEssite withHZthe PI&ﬁﬁlng Department and Department of
Publlc“Ixansportat;pn ”-The petitioner agrees with this
Condlthﬂ zand doesmmot find it problematic. The Mayor made
it clear an;;he Comm1551on g February 28, 2007 worksession
that he wanEs:traggit to go into and through the site. The
developer has=ggimitted to the Mayor and to the Staff to
work to accomﬁ%ﬁate this. The Mayor also indicated that the
petitioner shéuld accommodate transit, but not necessarily
pay for it, Having two signals on Oilwell Road would make it
eagier for the buses to come from the VA sgite and back out
to Oilwell Road. Condition & did go through the Urban Design
Commisgion’ review. MR. POTTER asked to amend thig condition
to add “or is otherwise permitted by code” in the event the
code changes. With regard to condition 8, he felt it would
be appropriate for the Planning Department to be the entity
to make sure the construction fencing has been located
rather than Code Enforcement because the Planning Department
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understands the totality of the project. Condition 10
“Resolve the height and lighting of the architectural
feature on Major 1 with the Planning Department” is an
important igsue to the petitioner. There is a difference of
opinion within the Planning Department regarding this
feature. MR. POTTER asked that the Commission consider the
fact that a structure 58 feet from building floor level is
not an attraction off site, but is intended to give some
acknowledgement that Target is a significant anchor in the
project. It cannot be seen well from the highway and traffic
on Oilwell Road is half a mile away. The petlﬁloner took
photographs of the Fire Station tower thatiis glass and
lighted and from six, rather than eighti® brocks away (660
feet closer than from the intersectionzof Ollggll Road) it
is not a huge obstruction. Without EhJS*featurE%_the
architecture of the entire develqgment goes dOWﬂhlll and the
bulldlng becomes blander and less.noteworthy withéft it.
Thig is a key identification 1COK#W1th1nwthe gite and the
petitioner would like to include 1E“goang forward. <

The petitioner is assuming.with regardz%o condition 13
“Regolving the status of éﬁ@*Acc1dent Poa@ntlal Zone
Easement with the Federal ersag,gf Land M““agement and
Elmendorf Air Force Base, efther :fFh¥eough ¥esolving uses
allowed within the_easement, -anextlnggxshment of said
easement” and staI&x:condltléﬁs in aI1 cases that if there
is a letter fr&m the.b@se commandant that there ig no
objection toffheﬁpropcsal it wduld meet those conditions.

Condition 14 sh&E:d be&amended £6 resolve the issues listed
therein w;;h&PM&E"“Régardmngﬂcondlt1on 14.a, there are
numerous*requmremenéﬁ:;n the building permit process,
inclyding a caﬁﬁxeheﬁﬁﬁve gite grading plan. A stormwater
poliuﬁhon preverition prénrmust be approved before anything
can bgfégne on thQ&Elte. Condition 14.b requireg “A
groundwiter hydrol&gy analysis of the entire site to
determlnéﬁﬁhe seasgnal high groundwater table elevation and
to resolve the neéﬂ for footing drains and stub-cutg to all
structures withzA the proposed subdivision prior to
recording a fifal plat.” The petitioner’s geotechnical staff
study the site and make those recommendations that are
required by the city in the building permit process and make
recommendations regarding foundations and whether piping is
needed for high water table conditions. Prefacing condition
14 with “resolving the need for” allows this to be worked
out with PM&E in advance. He did not understand Condition
14.¢ “Sufficient information about required infrastructure
to ensure the proposed infrastructure can be constructed in
conformance with Title 21 and the DCM prior to recording a
final plat.” Condition 16 relates to the opening of business



PLANNING AND ZONING COMMISSION MEETING Page 34
March 5, 2007

and the revised language is acceptable. He asked to amend
condition 17 add “, unless approved by variance or in
conformance with code.”

Case S-11549 is simple., There are two tracts at this time
and in order to do a fragment lot site plan, the property
must be a single commercial tract. MR. POTTER noted that
condition l.a is “ACS requests a 10’ T&E eagsement along the
east, south and west property boundary and renaming the
easement aleong the north property boundary te 20’
Underground Telephone and Electric Easement=1(29‘' U.G. T&E
easement) however, the south property bgﬁﬁdary is the 30—
eagsement, Condition 4 reguires that th@ screenlng easement
be exclusive of all utility easemengg. The chaggg to
condition 7 resolve entering into. a subd1v151on“ggreement is
acceptable. He clarified that theATIA process re&ﬁigge full
negotiation to determine who i& F&mponsikle for mitiFation
measures required out of the TIA. Mg J&Est: thing pending is
to identify what share the VA ClinicSygll bear and what
share the land south of Oglwell Road will bear. The plat
creates a consolidated 51be=and has notﬁiag to do with any
buildings in the APZ, so hen&fagng; bellé“Q?COndltlon 8 is
appropriate to this case. CéhdltLéﬁxiD a éﬁould reference

asked that thlS;C@ﬂditlon on Eﬁls caséfand the next case
include at the”end Wﬁhunless modlfled by ADOT/PF.* ADOT has
to work w1th:tﬁE4FHWAﬂ%o determ;ge the access limitations
onto the hlghway~§gd.any associgfed frontage roads that
might be deone. Ifﬁiienw"wfﬁétermlned that access to the
frontqgé:*iiagiﬁ deSized and permitted, this condition would
requ;me that theke neéﬁmto be another review by the
would'aw01d thls'gﬁtuatrbn Condition 10.e is acceptable as
modifiedas

oo

su!ll

MR. POTTER egpla;aed with regard to case 5-11550 that
fragment lot sﬁhﬁ1v151ons were created in 1981-1982 when the
Rainier PFund brought the concept to Anchorage. Fragment lot
subdivisions allow the creation of an overall property that
operates under a controlled framework similar to a
condominium homeowners association CC&Rs. The lots are
created in order to be financed separately and leased and/or
sold. The configuration for the proposed project is somewhat
different than others in Anchorage in that it addresgses the
desires of the lease tenants to show that the required
parking for each tenant is on the piece of land they are
leasing. A 60-month approval is requested so that the first
fragment lot site plan can be recorded after the first
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geveral tenants are located on the site. MR. POTTER
explained that no additional fragment lots can be created,
but the number of lots can be reduced. Condition 2 in case
8-11550 has been changed to resolve, which is acceptable.
However, it is redundant to the last case, so it seems
unnecessary because all of the requirements are covered in
the building permit process. If there is a letter from
Elmendorf that they do not object, it is assumed that
condition 4 is met. He asked to delete condition 7 because
it is covered in the previous plat and it iszredundant.
Condition 11 is “Amending the commercial txact-fragment lot
site plan, i1f required, to reflect a 70’*ﬁir Right Easement
if the transmission line has been upgrg@"dmgo a 230V
transmission line.” This easement is c@rrently. 40 feet wide
and, at one point in time, there wasspatent T&Hguage that
gaid if the line were upgraded t0’5‘230V line, the 40-foot

ammran

this easement. MR POTTER asked tofameﬂﬁ'cendltlon'14 a to
add *, unless modified by ADOT/PF.” ‘Gondition 14.i is
acceptable as changed tO*aunew COHdltIQﬁ_lG Condltlon 14 .k

o e,

s R e

mviriviey

Comm1351on Onﬁihe swhgect of ﬁ01se, egpecially that
resulting frefegnow ré&moval, he“explalned that the military
is concerned w1EE“opema&1ng noig€ so a revised landscaping

Treree ey
s

and buffgg%gg“progxam'T“"EEQQgJﬁeveloped with them to see if
they ca af-poreegef fer=gn, their 5ide of the fence. There may be
gome snreenlngfﬁﬁbrlcman_that fence as well, In terms of
nolﬁﬁ%&the petltzwner haSHmade the commitment that because
SNOow removal w1ll.5e by:contract the contract will state
that thegagulpment:belng used on the site will have back up
beepers thﬁtqare aétlvated only when there is a wvehicle or
person behfﬁ@#&hdéyehlcle

MR. POTTER stafFéd that the tower enhances the look of the
project and the utilization within the project. Target is a
major draw to the project. From one-half mile, the 58-foot
tower is not out of scale. Target would prefer to be located
on QOilwell Road, but the desire is to draw shoppers through
the project, so they are located at the end.

MR. POTTER stated the TIA is not finalized, but the final
ADOT comments were received on Friday and there is a meeting
on the TIA tomorrow. The cost and provision of pedestrian
crosgings will be determined as part of the TIA. The
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intersection and pedestrian improvements at Zuckert will be
the responsibility of the VA. There are upgrade components
related to the five-lane expansion on Cilwell Road and the
new easternmost signal to enhance the pedestrian crossing
from Bartlett High School. There will be 1,000 to 1,200 jobs
at full build out of this project, many of which will
potentially be filled by Bartlett High School students.

In terms of compensation for vegetation, MR. POTTER noted
that the site has twice the required interiox parking lot
landscaping. This is a very large project and there will be
a need for large staging areas and operatdng platforms. A
hill on the east gide of the site will, be'gxgavated and used
for £i11 material. T%

In terms of local hire, all partlclpants exclud_*g_Browman
and their architect are local. Tiie users on line “Eg:locate
in this project are already taIkmgg to Ebcal contrigtors;
bringing a contractor from the LoWEK;&B“lS%not precluded,
however.

Council, stated the Comm1531oﬁ§ﬁas a copyigf'the Council's

Lt

motion passed on November 16&; 200&6=ab, a méeting generally
supporting this retail and enteffaiﬁ%éﬁt:center proposed by
CIRI and BrowmanzBéif&lopment, "1ncludlng the rezoning, the
proposed site jlan, 'ﬁﬁéttlng, §nd landscape plan. That
motion passed EZ-in fawor, 2 opposed and 3 abstaining.
People are very‘p;easedmw1th thé?thought of having a
development..of thEgagu I&%@ggn:thelr area. There are other
bus1neas€§@$ﬁ§Muld0®nwthat ¢oidld use upgrading and probably
w1ll.upgrade as~h¢ghe£§gga11ty development comes to this
areazqihls is th@zthlrdéiérge development in the Northeast
Commurritsy Counc1lwarea #n the last year. She noted that the
auditorTgm, was fil¥ed one year ago with residents objecting
to Wal Ma¥EE:and th%?audience is very small this evening.
Cverall theﬁggmmuaaty feels this proposed development ig a
positive addrfiaﬁ' She was a parent at Bartlett for six
years and was gware that for over 10 years parents tried to
get a stop light exiting Bartlett High School; it is
wonderful to have not only one stoplight, but two. The
overpass has aged and hopefully this development will
accelerate its replacement. She explained that trucks and
trailerg that are over height currently must travel into the
Bartlett High School parking lot, make a U turn, go down
North Muldoon Road and then continue to downtown. The view
into the site through selective clearing will help remind
people that the development is there; the Council supported



PLANNING AND ZONING COMMISSICON MEETING Page 37
March 5, 2007

selective thinning and clearing and limited signage, but not
the tall sign.

COMMISSIONER PALMER agked what is meant by the Council
lending its “general” support. MS. ROBINSON explained that
the information before the Commission is more detailed than
the Northeast Community Council saw at its meeting and there
wag insufficient time to delve into all of the details. As a
result, the motion was phrased to “generally support.”

COMMISSIONER PEASE was intrigued by the imp¥éssion that this
might spur redevelopment in Muldoon. She&sked whether there
were any indications that other developments- would locate in
that area. MS. ROBINSON replied that Eﬁére‘ﬁﬁé.been nothing
direct, but Wal Mart is locating aq;acent to Ffed Meyer,
creating direct competition. Many~of the retalleﬁs in the
area have their own market. Thera‘are many retail® dollars in

Ty

East Anchorage that is not be1ng~ﬁpent ﬁhere at thIE?tlme.
She was convinced that this develdﬁgggg,wduld draw#people
from outside of the Muldoon area intdZthat area. She did not

have concerns with a smgn;i;cant 1mpacthn Muldoon or PeBarr
roads. == =R .

Pt
o]

o
prey

COMMISSIONER JOSEPHSCN askeduaboutzéancerns with the
viability locally_owned smalf:hg51n§§§§§“ M3. ROBINSON
replied that many“small bu51n§§Ses ha¥é been on Muldoon for
years and haveiWeath&ged compeﬁitlon ACE Hardware is in the
process of open@gg anafher largérnstore There are niche-
specific stores &g well. There afe some businesses in old
Zamarello_malls where thertesissturnover. COMMISSIONER
JOSEPHSON"asked. whatayould "B&"the impact of the proposed
deveLﬁpment oI+ Eﬁg town_center concept. MS. ROBINSON replled
thaﬁthat was origanalfy =gnvigioned for the town center is
dlfferegx from whak is Being developed on the land
identif¥ed for thatEuse. She did not think this development
would maké&Emuch difference in terms of the town center. Town
center busifidgses will cater more to day-to- -day needs,
rather than Ehe“types of uses that would be in a regional

mall. =

There was no additional public testimony.

MR. POTTER explained that road improvements are paid pro
rata through the TIA. In terms of an on-site transit center,
the Mayor made it clear at the February 28, 2007 work
geggion that he wants a transit center or at least stops and
a route through this project. The petitioner has agreed to
this and is supportive of providing public transportation
for employees within and visitorxrs to the center.
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MR. POTTER stated the petitioner believes that ADOT, the
petitioner’s traffic engineer, and the Municipal Traffic
Engineer have evaluated stacking of traffic on the ramps and
there are some concerns. He concurred with the Council
president’s comment that the Muldoon Interchange is the
oldest in Anchorage and should probably have been scheduled
for upgrade some time ago.

MR. POTTER believed the numbers the petitiongr has submitted
with respect to demand for retail are current ~and a true
reflection of the trends occurrlng in regg;l across the

e

they used 1999 numbers and that is the: 1nformwglon Staff
used. He did not believe this prOJQeE;weuld haye an impact

on Downtown retailing. He felt that if "the 01ty“weuld do
economic studies to determine hgi to make Downtowsd ork, it
would be successful. He explaisiédzthat éhe retaile®§ coming
to the subject project typically dewnof“locate in £he urban
core. He remarked that the city dld'ﬁﬂk do an economic study
of town centers when it wag put forwatrdzas a directive on

the land use map in Anchorag@agozo TowlZgenters in west
coast areasg that function gxopezmxkdo so &§¥a result of some
gsort of subsidy by the commun1ty.mn:terms~of infrastructure,
cost, or assembling land in Supgort GEzfhe project. The
consultants to Anehexage on td&wn centéts gave several
examples of tofn centers He and others vigited Portland to
visit those prQa_cts ayd v151teﬁ_w1th the developerg; most
of those develoﬁéﬁs wame,_hurt bﬁ?ﬁhe type of development and

mixture they were ﬁbrced”ﬁﬁxbuild as part of the progect In

devéigger was belng fof@ﬁ& to pay interest on loansg. The
town cemier in the&?ort}and area have some chance of working
because-ﬁhere is aﬁ_actlve Portland Development Authority
that consci%dates propertles and develops infrastructure to
try to ensufesthey will work. He felt that the one town
center in AncHerdge that had a chance of working is
Downtown, but Ho economic study was done there. To require
private develcdpments to conduct economic studies might be
acceptable, but it must be based on real and current
information. It was his opinion that the projects in the
proposed development would not take tenants from cother
projects in town.

On the igsue of the thinning, MR. POTTER noted that Staff
asked that Building H be rotated and pulled back from the
highway screening so the rear of that building could not be
seen. The Urban Degign Commission required there be a
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certified arborist, DOWL landscape staff, him, a Planning
Department representative, and a member of the Urban Design
Commisggion to determine which trees can or cannot be
trimmed. He noted that when the highway screening ordinance
went in to effect, there were no other tools; those tools
now exist. In conclusion, he stated it is the Commission’s
role to look at policies as guidelines, not law.

COMMISSIONER JOSEPHSON was surprised that Mr. Potter would
be on the committee that decides which treesgszare thinned;
this seems both appropriate and a conflict. SHé-wondered
whether or not there would be a buffer, while everyone in
the general geographic area will know whéresthis development
is located. MR. POTTER stated the ideﬂﬁ@fledﬁ@;oup has some
level of expertise. He would be invglwed actlﬁgias the
project planner and looking at thEMtask from thezstandpoint
of how the whole picture fits tqggtherﬂ If the 30=igpt
boundary is staked and he thlnk@fﬁhere are trees oluf€ide of
that that are more 1mportant to kee@n he Will probébly

trees located within the ‘huffer. Over” 2£.years he has
projects where he has beerE=able to save“tzges ocutside of the
direction of the code He fh t%ﬁﬁ:was appf“prlate to be able

COMMISSIONER PEAgﬁfggmmented Eﬁat the‘iarge retail
development ondlnanc*ftalks ab@ut having proper design

elements on thesgide &hd back walls. The back side of Major
13, to which a v@Ew wauld be cré“fed by thinning, is a blank

,_......._...._._....‘

Costc&n whlch'hggiprevmmusly not been as wvisible. She
commeénted that whide BUEEding H has been rotated to face the
boulevﬁhd there @gy at.#some point he a major exit point
onto the:mestbound:iamp and it has a fairly stale facade
with no w1mdows or*features of interest. She asked that the
petitioner cgn 1dgr this and that the Commission consider
its responsibB#ii#y under AMC 21.50.320 to consider the
fagade and sidg and back walls. MR. POTTER stated that when
the developer flrst met with the Mayor, he distributed what
large retailers can do, if pushed. He stated that the
biggest change in this proposed site plan is new
signalization. In the previous site plan, the back gide of
buildings were buffered with undisturbed vegetation. The
areas to be thinned appear to be in the wrong locations
based on the revision of plans over the last week because
ADOT wanted the other access point and buildings were
rearranged. He stated that the landscaping plan will be

redone so that in the areas that are not impacted by grade
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there will be no cutting of trees, except for the dead
trees, where there are loading docks behind the building.
COMMISSIONER PEASE asked about the buildings along the
central boulevard, noting that there are entrance doors but
ne windows or features that would make them attractive from
their back side. MR. BROWMAN stated there are changes in
parapets and awnings, and photographs that show what the
elevations will look like. He noted that buildings way have
a flat elevation, but when awnings and insets are added to
the building, along with differentiation in golor, the
building is scaled down and the appearance:&ﬁ”énhanced He
noted that typically glass 1s wrapped arpu d the corners of
ZThere are also
plazas and sidewalks that invite pedeétrlan"jggck into the
other portions of the buildings. Thﬁre are diEferent roofing
types, different siding to create*artlculatlon;ﬁi.d
different massing.

COMMISSIONER PEASE noted that thef@f;g:ﬁrﬁall for dommunity
spaces in the large retail orxrdinancés=fas well as in
Anchorage 2020 Policy #23:apd #24 thatisefer to major
employment centers and toWH:Eenters Sh&=asked where is the
heart of this development andtﬁﬁﬁxpubllc'ﬁﬁgherlng spaces.
She referenced University VfllagéﬁfﬁMSeatﬁle where there are
pedestrian walkwayg with sculptrfes andsa children’s outdoor
play area. MR. BROWNMAN stated*that theé® boulevard is the
heart of the dgyelopmgnt and pEazas are incorporated in
various areaﬁ“ﬁﬁxough@ﬂt the dqu;opment The key to setting
up approprlate pT&zas:&s locatlﬁg'them 1n conjunction with a

R Lo S b

Ry ey

are locaﬁéﬁ:ﬁéwlntrmauce plazas into those areas. This plan
has a‘heav11y'§éndscapéﬂ boulevard and that area will be the
puls&z.Outdoor Séatlng “&md plazas will be added where there
are appmoprlate temants# such as sit-down restaurants.
COMMISSBQNER PEASEZ&ld not understand how the boulevard is a
pedestr1a“ﬂ$9aturp~ﬂnd asked where pedestrians would
congregate. wmg BROWMAN explained that the gathering places
are along théfﬁ;flmeter of the buildings where there are
pedestrian oppgrtunities, outdoor dining opportunities and
the like. In a project like this there should be a multitude
of different pedestrian opportunities that relate to a
particular building. For example, there could be restaurant
gpaces with plazas and coffee shops with outdoor szeating.
MR. POTTER stated that in some of the packet material is a
detail of some of the plaza areas and how they would be
framed. The areas shown between the buildings are plaza
areas and there are also breezeways that may or may not be
covered. He noted that the pedestrian plaza at University
Village is very small compared to the expanse of the parking




PLANNING AND ZONING COMMISSION MEETING Page 41
March 5, 2007

lot for that development. COMMISSIONER PEASE asked if Staff
has explored this guestion in greater detail. MS. CHAMBERS
replied that the final details would be resolved as the
project moves forward. The project is providing many
pedestrian places.

MS. CHAMBERS stated Staff has no objection to the majority
of condition changes the petitioner’s representative
suggested. However, the issue regarding resolution of the
height of the architectural feature is a majer one. The
Department wants an opportunlty to discuss:sEfhTs with the
petltloner The primary 1ssue is submlttlnghltems to PM&E;

e T

rather than regquirement.

The public hearing was closed

VICE CHAIR ISHAM stated that the rézanxng‘WOuld be'ﬂealt
with tonight, and action would be téﬁ@h on the other three
cases next week. The Comriission will tﬁen attempt to get

through the final case on';&ﬁhagenda thhsmevenlng, cage
2007-055.

*W
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COMMISSIONER PALMEB_suggested_thﬁt tﬁ§zpét1tloner meet with
Staff to develcgp%&ﬁ%ﬂlzed language fof the Commission’s
consideration giext w&ik

aii’

rezone 95vzmacres"fzzm“T~£ﬁ§B:af subject to spec1al
limitatdons=E=2 as<proposed By Staff and special
limit&€ions 3 &k 4 aﬂﬁgroposed by the petitioner.
COMM?S&IONER WANE taecodaed

COMMISSﬁﬁﬁER PHELPS:supported his motion, flndlng that in
puzzling EhLS through he had to deal with the issue of

community of'ﬁgghorage Many things had to be balanced in
his analysis, Fncluding the requirements of code, the
requirements of Anchorage 2020, infrastructure requirements,
environmental impacts, etc., He concluded from hisgs analysis
that this is an appropriate land use at this location. He
also tried to analyze what would be the alternative land use
at this location and concluded that it would be commercial
development of some type. He felt that the development
should be ag intensgely as possible., This rezoning makes
sense in terms of the economic base of the community,
Anchorage 2020, and the standards for rezoning.
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COMMISSIONER JOSEPHSON supported the rezoning. There is no
question this is a good project. It reminds him of quality
developments in Scottsdale, Arizona where he visited
recently. He believed Mr. Browman when he says the different
articulation and relief is pleasing to the eye. He did not
think this would compete with Downtown businesses. His only
reluctance is that this project locks Anchorage further into
a community that is dominated by wvehicles and not community
centers. He acknowledged that there are conflicting policies
in Anchorage 2020. He felt it would be nice,:if 95 acres of
natural vegetaticn were removed, it be replaced elsewhere.

COMMISSIONER PEASE stated this is not an easy decision for
her because of the unknown impact on ti e other commercial
centers that Anchorage 2020 promotesxashe had“Berious
misgivings based on Staff‘s analysis how this i8Zcompatible
with Policy #18 to promote the Géhtral:Bu51ness Dlggg;ct as
the regional center for Anchoragegapd Péi;cy #21 that calls
for locating and designing all neWﬁEbmmerc1al devefbpment to
improve overall land use eff1c1ency @gg compatibility,
traffic flow, transit, pe@estrlan accé&&~ and appearance.
Staff has noted that thls”gﬁﬁggged rezonmag and development
has the potential to reducéiréfail in Muldﬁ@n and
potentially Downtown as welfA Stdﬁﬁéﬁas stiggested that
Downtown has a different mlx.oﬁmretaxﬁzand may not be in
direct competitigiF=fowever, Eﬁls facrilty is likely to have
an impact on Néfthwa?EMall whkch was conce envisioned as a
community centeg as well as the;Muldoon community center,
the Glenn Squaréﬁﬂeveibgment nea¥ Clark Middle School, and
potentlallxrthe Mogn;aln“V£§w:redeve1opment district. This
is a r@gwoné§¢ uto™ eilented Tenter and it is not a
direction that" horagg 2020 has envisioned. On the other
haudﬁyﬁhe developggs presénted information regarding the
need féﬁaaddltlonaizretall cutlets and that Anchorage is
under segygd in tegms of retail choices and capacity. She
supported'ﬁhe motléh with some reservations.

-«m

AYE: Pease, Fréarlck Josephson, Isham, Palmer, Wang, Phelps
NAY: None =
ABSTAIN: Jones

PASSED

COMMISSIONER JOSEPHSON moved to extend to midnight.
COMMISSIONER PALMER seconded.
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AYE: Pease, Fredrick, Josephson, Jones, Isham, Palmer, Wang
NAY: Phelps

PASSED

8. 2007-005 Municipal Light and Power. A site
selection for a public facility and
gsite plan review. Mountain View
Development Subdivision, Tract 1,
Frag lots 7, 8, andz9. Located

northeagt of the Gienn nghway and

Power (ML&P) administrative dfﬁggge, “which are
currently located in the Ship C¥éek area. Under AMC

e,

21. 15 015, the Plannlng and Commra$lon is empowered to
gelection and the s1tél§T§ﬁaﬁor a puEIic facility. The
proposed building is tdibe Comgtructed as the focal
point of a greater comm&rciHl dEEEprment called Glenn
Square, wh;ﬂﬁfﬁ@g alreadi®been reéviewed and approved by
the CommifSion.<Ehe Commlgslon has previously seen this
bulldlng“eﬂhlch groposes ofche use on the top floor

Pbpide i

and retail en«theﬁflrst flcer with a communlty space

agprcxrmaﬁgly féur years “to locate an appropriate
;ﬁiternatlveyto Ehe&r Gurrently overcrowded and
"wsubstandard“ xlstlﬁg"headquarters Among other things
EHE;report deﬂumented insufficient adjacency between
andfmathln departments to interact efficiently;
work&@aces thit were deficient in area and a lack of
space ﬁ@hgccammodate growth. The intent is to keep the
fac111tyﬂnear its customers and also be at a location
that woul®@ support the revitalization of the Mountain
View and Fairview communities. ML&P’s service area is
primarily north of Tudor and east of Boniface. Several
sites were explored in the site selection process. One
of the first was the Brewster’'s retail ¢lothing store
on the northwest corner of Bragaw and Commercial Drive.
Although the site was ideal for ML&P, the owners
decided not to sell. The next site was the old
Sadler’s Furniture warehouse, also located in Mountain
View, but it was cost prohibitive. The third site
considered was the Frontier Building, which had
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would remain; the house setback is reduced to 25 feet. The change in zoning
would allow more room for placement of the well and septic.
COMMISSIONER PEASE asked if the intent of the 100-foot setback is to
protect streams in steep situations and would it be advisable to retain a 100-
foot setback in areas where the lot is steep. MR. BARRETT suggested that
the On-Site Services staff be left to the task of determining an appropriate
location for well and septic vis-a-vis the steep areas of the lot.

The public hearing was closed.

COMMISSIONER ISHAM moved for approval of a rezoning from R-10 to R-6
Block 3, Lot 11, Sue Tawn Estate #2. COMMISSIONER PALMER seconded.

COMMISSIONER ISHAM stated it appears this lot has a flat bench on the
south end that is buildable. The contours are not steeper in the northern
portion of the lot than in the R-6 lots that comprise the rest of the
neighborhood. He felt the rezoning is appropriate and would resuit in a
buildable lot. The rezoning is alse in compliance with the density in the
recently adopted Chugiak-Eagle River Comprehensive Plan. It also appears
that leaving the R-10 zoning on this lot during the areawide rezoning in 1985
was perhaps an administrative error.

COMMISSIONER PEASE supported the motion, asking that the record show
there are steep areas on the north end of the parcel and the Commission
trusts municipal officials to resolve the appropriateness of locating septic in
the former 100-foot setback area.

AYE: Cotten, Pease, Fredrick, Josephson, Jones, Isham, Palmer, Wang
NAY: None

PASSED

3. 2006-154 Cook Inlet Region, Inc. A request to rezone
approximately 95.32 acres from T
(Transition Zone) to B-3 (General Business).
Elmendorf "95" Subdivision, Tracts A & B.
Located at 1100 and 1200 Muldoon Road.

POSTPONED TO JANUARY 29, 2007

4, 2006-155 Cook Inlet Region, Inc. A Site Plan Review
for a Large Retail Establishment (Big Box
Review) for Elmendorf 95" Subdivision,
Tracts A & B. Located at 1100 and 1200 N
Muldoon Road.

POSTPONED TO JANUARY 29, 2007
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91.50.085.b.4 that says “The restoration plan for the site ensures that, after
extraction operations cease, the site will be left in safe, stable, and
aesthetically acceptable condition.” She believed that was the intent of the
Staff condition. She did not support the motion as amended.

CHAIR JONES stated she strongly supports restoration plans in traditional
natural resource extractions, such as the Sand Lake gravel pits. This is an
area where all of the extraction was completed some time ago. Her main
concern with this site is safety, the plan to address the overhang areas, and
the removal of the material. She understood that the ultimate property owner
does not want the site to be revegetated.

Main Motion

AYE: Cotten, Pease, Fredrick, Josephson, Jones, Isham, Palmer,
Phelps

NAY: Pease

ABSTAIN: Wang

PASSED

——
3. 2006-154 ) Cook Inlet Region, Inc. A request to rezone

e approximately 95.32 acres from T
T (Transition Zone) to B-3 (General Business).
Elmendorf "95" Subdivision, Tracts A & B.
Located at 1100 and 1200 Muldoon Road.

POSTPONED TO JANUARY 27, 2007

4, 2006-155 Cook Inlet Region, Inc. A Site Plan Review
for a Large Retail Establishment (Big Box
Review) for Elmendorf "95" Subdivision,
Tracts A & B. Located at 1100 and 1200 N
Muldoon Road.

POSTPONED TO JANUARY 27, 2007

5. S-11549 Cook Inlet Region, Inc. To subdivide two (2)
tracts of land into one (1) tract of land with
vacation of a 10 ft. underground T & E
easement falling within Tract A. Elmendorf
"95" Subdivision, Tracts A & B. Located at
1100 and 1200 N Muldoon Road.

POSTPONED TO JANUARY 27, 2007
6. S-11550 Cook Inlet Region, Inc. A commercial tract

fragment lot site plan to create thirty-five
(35) 1ots from two (2) tracts of land.
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Elmendorf "95" Subdivision, Tracts A & B.
Located at 1100 & 1200 N. Muldoon Road.

POSTPONED TO JANUARY 27, 2007

E. UNFINISHED BUSINESS AND ACTIONS ON PUBLIC
HEARINGS

1. 2006-147 Municipality of Anchorage. An Ordinance
amending Anchorage Municipal Code Title
21 to add a new Chapter 21.01 General
Provisions; a new Chapter 21.02 Boards,
Commissions, and Municipal
Administration; a new Chapter 21.08 _
Subdivision Standards; and a new.Chapter
21,13 Enforcement. This is for the first four
chapters of the rewrite of the Title 21 Land
Use Code. The code rewrite is part of the
city’s multi-year process of updating land use
regulations that haven’t changed
significantly in more than 35 years. The
proposed new code has over a dozen chapters,
some that set out basic provisions, and some
that propose significant changes to
development standards. The above four
chapters are proposed for review and
approval before the end of 2006. The
remaining chapters will be released after an
economic impact analysis is completed in
early 2007.

CHAIR JONES asked that Mr. Nelson identify the documents the
Commission should use in its deliberations this evening. Staff member
TOM NELSON explained that the Commission should consider the
Public Hearing Draft of chapters 21.01, 21.02, 21.08, and 21.13, the
Issue-Response from November 27, 2006, and amendments to the
recommendations based on that Issue-Response, including the
recommendations of the Platting Board. In addition, he had distributed
an Errata Sheet with four issues to which slight amendments are
recommended. He noted that the Issue-Response Summary contained a
number of issues that were on hold. Five of those have been resolved
and ten others were not. He recommended that action be taken on
December 11, 2006 on the ten issues upon which there is no resolution.
MR. NELSON described the four major issues on the Errata Sheet. The
first adds language that had been recommended to delete. The second
deals with language in avalanche zones to refer to “other avalanche
studies” rather than map amendments. The third amends the time
extension length to three years rather than two years. The fourth is an
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REZONING
DATE: March 5, 2007, Postponed from February 12, 2007
CASE NO.: 2006-154
APPLICANT: Cook Inlet Region Inc. (CIR])
REPRESENTATIVE: DOWL Engineers
REQUEST: A request to rezone approximately 95.2 acres from T

{Transition District) to B-3 (General Business District)

LOCATION: Tract A and Tract B, Elmendorf “95” Subdivision;
generally located at the northwest corner of Muldoon
Road and the Glenn Highway.

SITE ADDRESS: 1100 and 1200 North Muldoon Road

COMMUNITY COUNCIL: Neortheast

TAX NUMBER: 006-441-02 and -03/Grid SW 1140

ATTACHMENTS:

Zoning & Location Maps
Departmental Comments
Application

Posting Affidavit
Historical Information

NhWN-

SITE:

Acres: 95.2 acres

Vegetation: Natural Vegetation

Zoning: T (Transition) AMC 21.40.240

Topography: Slight Elevation Change, With Varying Alterations

Existing Use: Undeveloped /RV Park

Soils: Public Sewer/Water available to site, across Glenn Highway
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COMPREHENSIVE PLAN:

1982 Anchorage Bowl Comprehensive Plan
Classification: N/A

Density: N/A

Anchorage 2020

N/A, adjacent to a Transit Supportive Development Corridor

APPLICABLE LAND USE REGULATIONS:

Height limitation:
Minimurm lot size:

Lot coverage:

Current T Zoning
AMC 21.40.240

30-feet
7,000 SF/50 FT wide

Unrestricted unless
contiguous to land zoned for
less intensive use

Proposed B-3 Zoning
AMC 21.40.180

Unrestricted/FAA
6,000 SF and 50 feet wide

Residential - 50%
All other uses Unrestricted

Yards
Front Unrestricted unless Front: 10 feet
contiguous to land zoned for Side: 10 feet adjacent to
less intensive use residential district
Side Unrestricted unless otherwise 10 feet or
contiguous to land zoned for structure placed at
less intensive use the lot iline
Rear Unrestricted unless Rear: 15 feet adjacent to
contiguous to land zoned for residential district
less intensive use otherwise none
Landscaping Unrestricted unless Visual Enhancement,
contiguous to land zoned for  Perimeter, Arterial and Buffer
less intensive use if Required
SURROUNDING AREA:
NORTH EAST SOUTH WEST
Zoning: T PLI R-4 T
Land Use:  Military Bartlett High Mixed Density  Military
School, Native Residential
Heritage Center
PROPERTY HISTORY:
April 1939 Military Reservation (Elmendorf and Ft. Richardson)

established by Executive Order,
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1956 City The City Council of Anchorage approved an
Ordinance ordinance amending the zoning ordinance of the City
No. 1240 of Anchorage (Ordinance No. 1030) as amended by
Ordinance No. 1063 and Ordinance No. 1110
establishing the U-1 (Unclassified District) zone.
8/6/85 AO 85-23 Title 21 amended to replace the name of the
Unrestricted Use District (U} to Transition District
(T).
1991 Owmnership Petition site conveyed to CIRI from the Department of
the Army.

May 10, 1996 Plat 1996-31 Plat created petition site.

SITE DESCRIPTION AND PROPOSAL:

The 95.2-acre irregular shaped petition site is composed of two separate tracts under
the same ownership. The site fronts onto the Glenn Highway to the south, North
Muldoon Road to the east, and North Muldoon Road (Qilwell Road) to the north. Note
that although Oilwell Road is technically named North Muldoon Road by the
Municipal Addressing Division, it is more commonly known as Qilwell Road, and will
be so referred to through the rest of this report. The petition site abuts Elmendorf Air
Force Base (EAFB) to the west. EAFB property is also located across Oilwell Road to
the north, and Bartlett High school and the Native Heritage Center are located across
North Muldoon Road to the east. South of the Glenn Highway is multi-density
residential property and some commercial. The petition site is mostly undeveloped,
with an RV park in the northwest corner. There is a slight elevation change from
south to north.

Access to the site is currently from Oilwell Road, leading into the existing RV park.
Traffic flows from there to the interchange and Muldoon Road and the Glenn Highway.

Until 1991, the subject parcel was owned by the Department of the Army. The site
was conveyed at that time to Cook Inlet Region, Inc. (CIR]} as a part of the Alaska
Native Claims Settlement Act. The Army retained an Accident Potential Zone along
the western border, which limited uses allowed there to those which are not
residential or places of much public assembly.

The petitioner is requesting to rezone the site to B-3 (General Business). When the
property was originally zoned during the Areawide rezonings, it was zoned T
(Transition) due to the fact that is was owned by the Army. During those rezonings,
all military lands were zoned T. T is a holding zone, to be rezoned when a use is
determined for the property. A separate example of T zoning is Fire Island.

CIRI proposes to develop the site with 900,000 to one million square feet of retail and
related uses. The proposal is for a “lifestyle center” which contains many separate
buildings joined by pedestrian pathways, landscaping, a boulevard-style entrance,
and integrated building design.
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In order to achieve this, CIRI has joined with Browman Development, and are also
proposing to replat the two tracts into one, create a commercial fragment lot site plan,
and undergo a large retail establishment site plan review. Building design and
orientation, as well as parking areas, will follow the design guidelines from the large
retail establishment site plan review requirements.

COMMUNITY COMMENTS:

At the time this report was written, there were no returned public hearing notices
(PHN). The Northeast Community Council responded in favor of the rezoning, project
and design.

FINDINGS:

21.20.090 Standards for Zoning Map Amendments, and
21.05.080 Implementation -~ Anchorage Bowl Comprehensive Development Plan
Maps

A. Conformance to the Comprehensive Plan.

Anchorage 2020 Plan.

Anchorage 2020 Plan does not have a designation for this area. However, it is
near a Transit Supportive Development Corridor (Muldoon Road, south of the
Glenn Highway). There is currently no public transportation servicing this area,
other than to the Alaska Native Heritage Center to the east, but the Department
of Public Transportation plans to expand service for this site and the new VA
center planned to be constructed to the north of the petition site.

The following Anchorage 2020 policies affect this rezoning.

Policy #7: This policy states: “Avoid incompatible uses adjoining one
another,”

This policy is met in that all of the surrounding uses are
separated from the petition site by either significant rights-
of-way (ROW), significant natural vegetation, or both.

Policy #18: Strengthen the Central Business District’s role as the
regional center for commerce, services, finance, arts and
culture, government offices, and medium to high density
residential development.

There are economic considerations to be taken into account
regarding the Central Business District with this proposed
large commercial development. The amount of retail a
regional market can support is a direct function of
population size and income. Commercial development
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Policy #21

proposals that locate a substantial share of the supportable
retail growth in new areas could impact the downtown and
other existing commercial areas. These economic
considerations regarding the Central Business District are
related to Anchorage market capacity for retail.
Economists retained for the Downtown Plan project have
advised that in a slow-moderate growth area like
Anchorage, new retail development frequently just replaces
already existing retail, as in a zero-sum game. This
proposed rezoning and development has the potential to
reduce retail not only in the surrounding Muldoon
commercial area, but from Downtown as well.

The policy goal of Anchorage 2020 related to Downtown has
been reiterated by the public participants and expert
planning consultants during the current Downtown Plan
process. Although retail is not the largest land use in a
mixed-use Downtown, it is one of several key commercial
land use types that should grow along with other uses to
generate activity Downtown. Economist consultants
retained for the Downtown Plan project have observed that
Downtown faces retail competition with other areas, and
that certain strategies to maintain and attract anchor retail
tenants such as another department store and/or cineplex
are needed to strengthen Downtown’s drawing power.
Downtown needs to provide more resident-oriented retail
rather than tourist-related retail. The consultants observed
that a major new regional retail center is likely to cause
Downtown to have slower retail growth, and to rely more
heavily on tourist-related retail.

It should be noted, however, that retailers that typically
locate in metropolitan downtown areas are not the same
retailers who locate in outlying shopping mall settings.
Such is anticipated to be the case here as well,

All new commercial development shall be located and
designed to contribute to improving Anchorage’s overall
land use efficiency and compatibility, traffic flow, transit
use, pedestrian access, and appearance. New development
shall adhere to the following principles:

a) New development shall occur primarily within Major
Employment Centers, Redevelopment/Mixed-Use
areas, Town Centers and Neighborhood Commercial
Centers.

It
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b) In order to use existing commercial land more
efficiently, redevelopment shall be encouraged.

c) Rezoning of property to commercial use is only
permitted when designated in an adopted plan.

dj Architectural and site design standards shall
improve the function, appearance, and land use
efficiency of new commercial development.

Anchorage’s forecasted growth rate and the regional market
size suggest that the proposed project may compete with
existing centers and discourage future growth and
redevelopment in existing commercial areas. Rather than
an infill site or redevelopment in an existing commercial
area, it would be a new commercial center with an area
approximately one-third the size of Downtown.

As discussed with Policy 18 above, the amount of retail a
regional market can support is a direct function of
population size and income. In a slow-moderate growth
area like Anchorage, new retail development may replace
already existing retail, as in a zero-sum game. The
implication is that a major new lifestyle center could
compete with and divert sales from Downtown and other
regional retail centers.

Available growth forecasts for Anchorage and Alaska may
indicate a general order of magnitude of these potential
impacts. The most recent Alaska Department of Labor
forecast estimates a 14% growth rate in Alaska retail
employment between 2004-2014, an increase from 35,000
to 40,000 jobs. H approximately half of the state’s retail
sales and employment continue to be located in Anchorage,
then retail employment in Anchorage might be expected to
grow from approximately 18,000 to 21,000 jobs—an
addition of around 3,000 jobs. If the 95-acre subject site
were to have typical retail employment densities of 10-18
workers per acre, it could absorb 1,000-1,800 retail jobs, or
about one-third to one-half of Anchorage’s retail growth
through 2014 forecasted above. Over the longer term, the
subject site’s retail employment capacity appears
equivalent to between one-fifth and one-third of the retail
employment growth projected for the Anchorage Bowl
through the year 2025, as forecasted by the Long-Range
Transportation Plan (LRTP). The actual order of magnitude
of impact on regional-scale retail competitors such as
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Downtown may be greater than on neighborhood service
retail areas anchored by grocery stores.

However, it may he difficult to predict the scale of impact
on overall redevelopment in other centers, for a number of
reasons, including:

» Retail is only one of several land use types needed
for redevelopment in a mixed-use center, although
major retailers do function as major attractors of
activity and vitality.

* A new regional retail center would not compete with
all types of retail or all mixed-use centers.

* To a limited extent the new retailers will increase
the size of the overall market, because people tend to
spend more money when they have more choices
locally.

e The new retailers may also draw a share of growth
away from centers in Chugiak-Eagle River, the Mat-
Su Valley, and elsewhere in Alaska.

* Anchorage’s future growth rate depends on
unforeseen events and the still unknown outcome of
known factors such as a gas pipeline, Knik Arm
Bridge and share of growth going to the Mat-Su.

The proposed rezoning is not designated in an adopted
plan. There is a draft Anchorage Bowl Land Use Plan Map
(LUPM) approved in concept by the Planning & Zoning
Commission this past summer. Concept approval is only a
tentative and general approval of its recommended land use
classifications and their overall geographic distribution. The
draft LUPM proposes a “Regional Commercial Center”
classification on the subject site, based on information the
property owner provided early in 2006 which indicated the
intent to develop a mixed-use center with around one-half
million square feet of commercial and also residential
housing. A regional shopping center differs from a more
general shopping center in terms of size and population
required for it to be feasible. A community center has typical
gross leasable area (GLA)} of 150,000 square feet, and
requires a minimum population range of 40,000 to 150,000
people. A super regional center, such as the one proposed
has a typical GLA of 900,000 square feet and a population
range of at least 300,000.

It must be noted, however, that the adjacent military base
and post comprises an employment center with
approximately 10,000 active duty personnel, not counting
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Policy 43;

Policy 48:

Policy 49:

civiian and reserve personnel. Consideration should be
given to the proximity to military reservations and its
personnel and dependants. This area will be an employment
area that will include not only the existing nearby military
hospital and Municipal high school, but also the proposed
VA facility.

Architectural and site design standards will be reviewed
under the Large Retail Establishment provisions. Berming
will be provided to provide additional buffer against the
residential development to the west. Transit, pedestrian
facilities, and vehicular flow are all components of the
evaluation to ensure efficiency of flow on the site as well.

Plans for major cominercial, institutional and industrial
development, including large retail establishments, shall be
subject to site plan review.

As this project constitutes a new retail sales area with at
least 20,000 SF of retail area, it is being reviewed under the
requirements for site plan review for a large retail
establishment.

Subdivision plats and site development plans shall be
designed to enhance or preserve scenic views and other
significant natural features in accordance with applicable
Goals, Policies and Strategies.

The site plan and plat will be reviewed to address the
status of the Glenn Highway as a designated scenic
highway, and to what extent this designation applies to this
segment of the highway. It will also be reviewed for solar
access and views provided to the mountains to the east.

This policy states: Site plan layout and building design for
new development shall consider the character of adjacent
development. The Municipality may require layouts and
designs to incorporate the functional and aesthetic
character of adjacent development.

Complies. The character of adjacent development is mostly
military uses, with a high school to the northeast and a mix
of residential and commercial to the south. There is
significant buffering between the petition site and adjacent
uses, and adjacent uses do not have a defined “aesthetic
character”. As such, the proposed zoning is not
incompatible with the character of adjacent development.
The site plan will be reviewed to address a predominant
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Policy 50:

Policy 66:;

physical character shared by adjacent development along
the Glenn Highway at this gateway into the Bowl, which is
that of maintaining ample natural vegetation along the
highway and regional trail, contributing to a semi-forested
urban setting at the edge of town,

Healthy, mature trees and forested areas shall be retained
as much as possible.

The review addresses the policy to retain existing mature
vegetation within the site, particularly along the perimeter
facing public roadways. A 30-foot wide highway screening
easement is required along the perimeter of the site
adjacent to the Glenn Highway. The petitioner applied for a
variance from the Urban Design Commission to allow for
thinning and creating some visual gaps in this easement,
which is currently comprised of natural vegetation
containing healthy, mature trees. The Urban Design
Commission has recommended approval of this request,
with conditions regarding further reviews and site visits to
ensure proper thinning. This request goes forward to the
Zoning Board of Examiners and Appeals for a final
decision.

Fish, wildlife and habitat protection methods shall be
addressed in land use planning, design and development
processes.

The review will ensure that the proposed stormwater
detention facilities and vegetated areas of the site plan are
adequate to accommodate the proposed building and paved
surface areas. This will be discussed further below in the
section regarding utilities.

B. A zoning map amendment may be approved only if it is in the best interest
of the public, considering the following factors:

1. The effect of development under the amendment, and the

cumulative effect of similar development, on the surrounding

neighborhood, the general area and the community; including but

not limited to the environment, transportation, public services and
facilities, and land use patterns, and the degree to which special

limitations will mitigate any adverse effects.

Environment

Noise: All uses are subject to AMC 15.70 Noise Ordinance.
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Air: All uses are subject to AMC 15.30 South Central Clean Air
Ordinance, and AMC 15.35 South Central Clean Air Ordinance
Regulations.

Seismic: The property is within moderate and moderately low ground
failure susceptibility seismic zones.

Flood Hazard/Wetlands: The property is not within a flood plain,
stream, or wetland.

Accident Potential Zone: There is an existing Accident Potential Zone
(APZ) for the EAFB runway approaches that touches the northwestern-
most corner of this site. However, when the land was conveyed to CIRI
by the Army, they retained an APZ easement running along the western
portion of the property from north to south that extends from the west
property line to the loading area of the western buildings. The easement
restricts uses within that easement. The petitioner will need to resolve
either a) extinguishing that easement with BLM and the Military, or b)
resolving uses that can be in that area with said parties. This will need
to be resolved before the site plan becemes effective, as it has the
potential to impact parking and loading.

Land Use Patterns

Property to the north and west is zoned T and is military property. To
the west is residential military housing, and to the north is their
hospital. Property to the east is zoned PLI, and contains Bartlett High
School and the Alaska Native Heritage Center. To the south is the Glenn
Highway, with a mixture of commercial and mixed-density residential
zoning and land uses.

There is a proposed Veteran’s Administration (VA} facility to be
constructed north of the petition site on military property. This facility
will access Oilwell Road at a location accessing the signalized
intersection proposed for the main entrance to the petition site. See
transportation discussion helow. The Zuckert Avenue location will have
to be relocated to accomplish this, as well as the relocation of the
Bartlett High School and Alaska native Heritage Center drives in order to
mitigate traffic impacts in the area which will be increased with the
addition of the proposed development and the new VA facility.

Transportation/Drainage

The subject parcel is located at the northwest corner of North Muldoon
Road and the Glenn Highway. The Traffic Impact Analysis (TIA} has
been revised is in the process of being accepted by ADOT/PF and MOA
Traffic.

10
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The proposal is to provide for the following off-site improvements:

Lengthen the north and south bound left turn lanes on the
Muldoon Interchange bridge to their maximum length

Expand the two and three lanes on Oilwell Road to five lanes,
one of which will be a middle turn lane. This will need to be

modified at the western end of Qilwell Road where it reaches

the EAFB gate.

Participate in the construction of a signal at the Oilwell
Road/Zukert Street location of the main middle entrance to the
site, with two westbound to southbound left turn lanes at this
point.

Participate in the construction of a second traffic/pedestrian
crossing light to provide access to Bartlett High School and the
Alaska Native Heritage Center.

Provide for enough area on the south side of the site for a future
frontage road that would eventually run to the westbound exit
ramp at Boniface Parkway. This will include a potential need to
ensure enough area north of this for a highway screening
casement,

The proposal is to provide for the following on-site improvements:

Dual right turns are needed leaving the site at one or both
driveways (middle main drive and eastern drive).

Resolving with ADOTPF the project mitigation needs to include
but not be limited to participation in the signalization at Zukert
Drive, the signalization at the Bartlett/ANHC drive intersection,
fencing to prevent pedestrian crossing from north of Oilwell
Road to the site from any but signalized intersections, and/or
modification of driveways for safe pedestrian crossings from the
north.

It is important to note that there are some needed traffic pattern changes
internally at Bartlett High School, and there is a new VA clinic to be
constructed to the north of the petition site. This will cause the need to
rearrange the driveways onto Oilwell Road. Bartlett requires two
driveways in and out of the site, in order to separate bus traffic from
regular traffic. Zuckert Avenue will be realigned to match up with the
main signalized intersection for the petition site to serve the VA building,
and Bartlett’s bus access will run in to Zuckert from the school. The
other drive will need to be realigned, along with the Alaska Native

11
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Heritage Center drive, to access Oilwell Road matching up with the east
access to the petition site. This will be done through the VA TIA process
in concert with Bartlett’s planned changes. Any approval of the
associated site plan should require final resolution of the TIA, and full
compliance with the mitigation agreement and any improvements
required by the TIA.

Also of note is that the Municipal Public Transit Department is planning
on extending bus service to the new VA building, north of the petition
site, and are interested in providing service within the petition site.
They request that the petitioner work with them to provide sufficient
access for buses as well as bus stops. This may require some
adjustment to the site plan. This should be a condition of the site plan
review.

There is an existing bike trail running along the south boundary of the
petition site. The design of the proposed retail use addresses pedestrian
access internal to the site, and access to the bike trail as well.

Parking and off-street loading requirements will be addressed during the
building permit process when the property is developed. The petitioner
states in the application that all drainage will be handled on-site.
However, it should be noted that development as proposed for this site
will require significant site clearing and grading, and will have a
significant amount of paving. It is imperative that the size of the
proposed stormwater detention facility is adequate for the impervious
surface area including 900,000 square feet of rooftop and 5,000 vehicle
parking stalls. The site plan should be conditioned to not allow any
clearing, grubbing, or grading until a full drainage plan has been
reviewed and approved by the Municipal Department of Project
Management and Engineering.

Public Services and Facilities

Roads: The petition site is located within the Anchorage Roads and
Drainage Service Area (ARDSA),

Utilities: Public sewer, gas and electrical utilities are available to this
property. AWWU advises that mainline extension agreements will be
necessary. The petitioner plans to bore under the Glenn Highway to
connect into public water facilities. To reach public sewer, they plan to
cross the south side of the EAFB property to the west to reach a public
sewer stub-out. Drainage will be managed on-site without any increased
of-site surface run-off. See above discussion on drainage concerns.

Schools: Not affected in terms of capacity. See traffic impacts section for
traffic impacts to Bartlett High School.
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Parks: The 1997 Areawide Trails Plan shows an existing east-west
multi-use paved trail along the south side of the petition site,

Public Safety: The petition site is located within the Police, Fire, Building
Safety, Parks and Anchorage Roads and Drainage service areas.

2. The supply of land in the economically relevant area that is in the
use district to be applied by the zoning request or in similar use
districts, in relationship to the demand for that land.

The petition site is 95.2 acres of T designated land proposed to be zoned
B-3 in order to support a super regional shopping center. Within a one
mile radius, there is very little B-3 zoned property, all of which is to the
south of the petition site, along Muldoon Road primarily. Most are less
than one block deep. The only two large B-3 undeveloped areas are
currently undergoing development, one of which is over 2 miles away.

This type of proposed development, at 900,000 square feet, is typically
designated as a super regional shopping center. Below is a synopsis of
the types of population ranges necessary for different types of retail
facilities:

National Shopping Center Characteristics for Planning Purposes
* Planners Estimating Guide (2004)
Source: Adapted from the ULI (1999), P. 8.

Type of Center Population Range Typical GLA
Neighborhood 3,000 — 40,000 50,000
Community 40,000 - 150,000 150,000
Regional 150,000 + 450,000
Super Regional 300,000 + 900,000

It is clear that a super regional mall requires a larger population base for
it to be viable. A super regional mall serves more than just one town, as
it is intended to be a draw for a larger area. The Local Population
Estimates for 2004 from the MOA Neighborhood Sourcebook with data
from the U.S. Bureau of Census, Alaska Department of Labor states that
the population of the Municipality is 277,498, and that of the combined
Anchorage/Mat Su Area is 347,646. At first glance, it appears that this
fits the typical necessary population range as noted above. However,
there are also other large retail establishments that are of a regional
nature and require large population base as well. These are shown
below:

13



Planning Staff Analysis
Case 2006-154

Page 14

Major Anchorage Shopping Centers (Excluding Power Centers)

* Municipal Property Appraisal Records and Petitioner Submittals
Name of Center | Type of Population Range | GLA (SF)

Center

Proposed Super 300,000 + 850,000 -
Browrman Regional 900,000
Development
(Muldoon)

Northway Mall Community 40,000 - 150,000 339,258

5t Avenue Mall | Community 40,000 - 150,000 325,048
(Including J.C.

Penny’s)

Dimond Center | Community 40,000 - 150,000 320,000
University Community 40,000 - 150,000 261,750
Center

P.OB Community 40,000 - 150,000 255,232
Montgomery

{across from
Dimond Center)

P.O'B. Community 40,000 - 150,000 242,821
Montgomery

(Mt. View)

The Mall at Community 40,000 - 150,000 177,152
Sears

When these existing figures are taken into account, it may appear
initially that there may be not enough population base in the
Anchorage/Mat-Su area to support more major retail. However, it must
be taken into account that Anchorage serves the majority of the State, as
well. Frequently residents of outlying and rural areas travel to
Anchorage for retail shopping purposes. However, market competition is
healthy and not all retail is in direct competition and is instead
complementary to what currently exists.

Recently, the petitioner has provided the Department with new
information, dated 2005, showing that the State of Alaska is actually
under-retailed. The National Research Bureau completed a 2005 study
showing the total gross leasable floor area (GLA) per capita and the
revenue generated per GLA. This was also compared to the national
average. The following figures show that the State is very under-retailed.
The Department has not had time to study this information further, but
the following is the information provided from the study:

14



Planning Staff Analysis
Case 2006-154

Page 15

National Research Bureau Shopping Center Database and Statistical

Model
* Copyright 2006 National Research Bureau, Inc.

2005 Total
GLA

2005 Total 2005 2005 2005 $ | % + - Nat'l 2005 $ % + -

Sales Est. GLA/Capit | Per GLA/Capita | Per SF Nat'l $
Total a Capita Per SF
Pop

7,638,148

$3,277,882,197 | 659,976 11.57 $4,967 | - 43.63% $429.15 | 87.94%

The time when development probably would occur under the
amendment, given the availability of public services and facilities
and the relationship of supply to demand found under paragraph 2
above.

Development would be possible immediately following Assembly
approval of the rezoning. Construction of buildings would be contingent
upon approval of the other three related cases.

The estimated phasing plan is as follows:

Phase 1: Major’s 1-4, 7 and buildings A, D, E, H

Phase 2: Major’s 5, 6, 8, 12, 13 and buildings B, C, F, G, 1, O
Phase 3: Major’s 9-15, and buildings J-M and P

The effect of the amendment on the distribution of land uses and

residential densities specified in the Comprehensive Plan, and

whether the proposed amendment furthers the allocation of uses
and residential densities in accordance with the goals and policies
of the Plan,

Approval of B-3 would create 95.2 acres of B-3 classified property and
remove 95,2 acres of land classified as Transition. There is no effect on
residential densities.

DISCUSSION

The subject property is currently zoned T. This disirict is intended to include
suburban and rural areas that, because of location in relationship to other
development, topography or soil conditions, are not developing and are not expected
to develop in the immediate future along definitive land use lines. The permitted uses
in these districts are intended to be as flexible as possible, consistent with protection
from noxious, injurious, hazardous or incompatible uses. The subject property was
zoned T during the Area Wide rezonings as at the time it was military property, all of
which was zoned T.
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It is intended that interim development in the T district shall proceed in accordance
with the applicable comprehensive development plan for the property being
developed. As development patterns start to emerge within these areas and the
sophistication of their protection becomes more critical to the general public interest,
it is anticipated that such lands within the T districts will be proposed for more
restrictive zoning classifications.

B-3 zoning is compatible with the surrounding T, PLI and residentially zoned uses, in
that this is a very large tract with the Glenn Highway as a buffer to the residential,
and significant separation from Military residential uses. Qilwell Read is not in itself
a buffer, but in combination with retention of natural vegetation on the petition site
and adjacent sites it projects a sense of separation. B-3 is more restrictive zoning
than T, and contains more landscaping and buffering requirements. The location is
buffered from adjacent land uses, as it is separated from three sides of surrounding
lands by ROW. The petitioner plans buffering for the residential development to the
west through berming, which will be in addition to the existing approximate 200 foot
treed distance separating the uses.

This site affords an opportunity to bring new retail stores and restaurants to
Anchorage in a common location with a well-designed built environment that is
convenient for shopping and leisure time pursuits. However, the primary issues with
this site is the magnitude and expansiveness of the proposed development plan, and
its impact on community development policy, dearth of vegetative retention, and need
for inifrastructure improvements. The latter are primarily access issues with regards
to the older interchange for Muldoon Road and the Glenn Highway. There is
sufficient ROW on Oilwell Road for improvements, which will need to be managed with
improvements for driveway mitigation to the north. What this illustrates is that how
challenging this site will be to develop given its limited access. However, the
petitioner is working with ADOT/PF to finalize the TIA and enter into an agreement for
above noted improvements. ADOT/PF will be working with the Federal Highway
Administration, the petitioner, and EAFB to provide for a possible future one-way
frontage road on the Glenn Highway from Muldoon Road to Boniface Parkway, which
will be necessary in the future for the petition site and the EAFB developments slated
for the future. As the Glenn Highway is a controlled access highway in this area,
ADOT/PF will be undergoing a long process to achieve needed improvements. The
Department recommends that as these off-site improvements are necessary for this
proposed development to occur on the site, there should be a condition to finalize the
TIA prior to the site plan review becomes effective.

It is important to bear in mind that a rezoning of this magnitude and size of project is
not comparable in relation to other previous retail reviews. When the application was
originally submitted, the Department lacked information on the economic
implications of this type of zoning. Subsequently, the developer has provided some
additional research concerning current retail development statistics. Prior to any
future large retail development applications, the Department will recommend that an
economic analysis be preformed regarding the impact on retail development in
Anchorage prior to submittal of applications any future retail developments of this
magnitude.
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Recommendation: Approval, subject to the following:

Special limitation:

1) Development of the petition site is limited to the site plan (Planning Case 2006-
155) approved by the Planning and Zoning Commission, or as subsequently
amended.

2) Maximum height of any structure shall be no more than 200 feet in height.

Reviewed by: Prepared by:

ﬁ,/\__, / N f/ & :&\
Tom Nelson Anfela C. Chambers, AICP
Director Senior Planner

(006-441-02 and -03/Grid SW 1140)
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Chambers, Angela C.

From: Angell, Mada M.

Sent: Wednesday, February 28, 2007 7:49 AM

To: Weaver Jr., Jerry T.; O'Brien, Margaret R.; Chambers, Angela C.;
'scott_thomas@dot.state.ak.us'

Cc: Kniefel, Robert E.

Subject: MOA Traffic comments on resubmittal 5-11549, S-11550, 06-154 & 06-155 (CIR! large retail
development)

This is to let you know that MOA Traffic Dept has additional comments for the cases shown above. Bob Kniefel spoke
with Tanya Hickock, the DOWL project engineer, to let her know of our concerns.

Additional comments are:

. The new east end entrance does not line up with the Bartlett HS driveway. The Bartlett driveway will have to be
realigned.

. The design and location of the loading area for Major #7 is a concern. The loading activity will take place paraliel
to one of the main entrance roads and in close proximity to one of the main entrances from Oilwell Road.

. The main entrance road in front of Major #8 has 90 degree parking spaces on the west side of the road and in
front of Major #8 and Major #10& 11. These 90 degree stalls must be removed

. Show the truck-base turning radius along the truck route for the largest trucks expected to be used for deliveries.



/4 DOWL

ENGINEERS
A Division of DOWL LLDT

MEMORANDUM

To: Angela Chambers, A.L.C.P. W.0.: D59479
From: TanyaS. Hickok, P.E. W

Date: February 23, 2007

Subject: Northeast Anchorage Retail Development Resubmittal

Dear Ms. Chambers:

DOWL Engineers (DOWL), on behalf of Browman Development Company, Inc. (BDC), is re-
submitting revised figures for the Large Retail Establishment Site Plan Review and Fragment Lot Site
Plan, as requested by the Municipality of Anchorage (MOA) on February 14, 2007.

Attached you will find the following:

15 - Full-Size: Revised Site and Drainage Plan
4 - 8.5"x11":; Revised Site and Drainage Plan

15 - Full-Size: Revised Landscape Plan
4 - 8.5"x11": Revised Landscape Plan

15 - Full-Size: Revised Fragment Lot Site Plan
4 - 8.5"x11": Revised Fragment Lot Site Plan

15 - Full-Size: Revised Pedestrian Access Plan
4 - 8.5"x11"; Revised Pedestrian Access Plan

15 - Full-Size: Revised Phasing Plan
4 - 8.5"x11": Revised Phasing Plan

We would also like to clarify that we respectfully request a 60-month approval for the Fragment Lot
Site Plan under Title 21.15.115.D due to the phasing nature of this project.

Should you have any questions regarding the information provided please feel free to give me a call at
your convenience. Thank you for your time and cooperation in this matter.

4041 B Street « Anchorage, Alaska 99503 / (907) 562-2000 {voice)/ (907) 563-3953 (fax) / www.dowl.com
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Northeast Anchorage Retail Development
Large Retail Site Plan Review : February 23, 2006

NARRATIVE DESCRIPTION OF PROJECT

A, Statement of Planning Objectives/Description of Operation.

The large area of vacant land located in northeast Anchorage, directly north of the
Glenn Highway and west of Muldoon Road, is the proposed site for development of a
large retail and commercial center.

The site is currently configured as two tracts, totaling approximately 95 acres:
Tract A and Tract B, Elemendorf “95” Subdivision. Tract A is undeveloped vacant
land. Tract B is presently used as a Recreational Vehicle (RV) Park, As part of this
development, the two tracts will be re-subdivided into one lot, a “Commercial Tract.”
The proposed use of this site is retail, including large-scale and small-scale stores,
restaurants, and possibly a future cinema. Browman Development Company,
Incorporated (BDC), is the developer of the project, and Cook Inlet Region,
Incorporated (CIRI), is the owner of the property. BDC is an experienced
development company from QOakland, California, who builds and maintains long-term
ownership of its shopping center projects. In this project, BDC shall serve as the co-
owner with CIRI, property manager as well as the developer. BDC’s long-term
ownetship philosophy and commitment to developing long-term successful projects
protects our community from the merchant built strip mall scenario, where the
developer merely wants to turnover a quick profit, without the long-term perspective
for developing viable high-end projects that will last decades. This long-term
ownership perspective ensures high quality architecture and construction. Patience
and attention to detail in development are key in obtaining the best possible tenant
mix for today and the future, and the sustainability of the project. The main anchor
tenant that BDC proposes to bring to our community is a well-known and high-
quality retailer that is not currently in Alaska. BDC anticipates that this anchor will
spur interest in the shopping center by a number of other local, regional, and national
tenants, including several retailers who are not in Alaska today. The intent of this
development is to offer what is referred to as a community-oriented shopping center
and/or “life style” center that allows the consumer to get a significant amount of their
retail and entertainment needs met in one place. The proposed development will
include approximately 900,000 to 1,000,000 square feet of retail space, designed with
the large and midsized tenants on the perimeter and the smaller shops and restaurants
in the interiot.

Because of the size of the proposed project and the fluctuating nature of leasing retail
space, and BDC long-term development philosophy, this project will be constructed
in a number of phases. This requires flexibility in timing of construction, buiiding
layout and size, elevations, and parcelization. The conceptual design for this
development consists of the “bones” of the site, and will include building pads
reserved for future tenants, drive aisles, pedestrian access, and parking. This
application will identify vehicular access and egress, pedestrian circulation, and the
buildings in the west and east side of the site. A phasing has been included in the
submittal to see what the phasing of certain majors, shops, and pads may be. This
phasing plan is preliminary and highly dependent upon the retail market. For
example, the retailer for Major 13 might want to move to Major 2’s location, which
we believe would be a very minor modification to the site plan as a whole. The
intention of the phasing plan is to display what the plan is at this time of the project
and could evolve as the project evolves.

Page - 1
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Northeast Anchorage Retail Development
Large Retail Site Plan Review February 23, 2006

As the project will require approval of design guidelines, which once approved will
permit the applicant to work directly with Municipality of Anchorage (MOA) staff on
new phases of the development, so long as they meet the approved design criteria.
This will allow the project to move forward with its respective phases in a seamless
and efficient manner, while insuring it remains high quality.

The project site is currently in the “T” (Transition) zoning district; therefore, along
with this large retail establishment review submittal we are requesting a zoning
amendment to B-3 (General Business District). Assuming the rezone is approved,
this site plan complies with all design standards required in the B-3 zoning district,
such as minimum lot requirements, minimum building setbacks, maximum lot
coverage, and maximum height of structures. Landscaping, parking, loading
facilities, refuse collection, and signs are all addressed and consistent with the large
retail establishment site plan requirements.

The proposed development complies with the Land Use Map Update that recently
received concept approval by the Planning and Zoning Commission (see Map E:
Composite Land Use Plan Map, June 28, 2006). The land use map designates this
area at the intersection of the Glenn Highway and Muldoon Road as a “Regional
Commercial Center.” A Regional Commercial Center is described as a
conglomeration of large-scale retail uses that form major centers of commercial
activity, Large shopping centers and nearby clusters of large and small retail
establishments anchor the center. Supporting these uses are low- to medium-rise
offices, hotels, transit hubs, entertainment uses, and housing.

The 2020 Anchorage Bowl Comprehensive Plan (ABC 2020 Plan) classifies this area
as being in the northeast sub area of the Anchorage Bowl. The Commercial Retail
development proposed for this site complies with the intent of the ABC 2020 Plan.
Tract A, the vacant lot, is identified as being suitable for development in the plan
(pp. 24-26 ABC 2020 Plan). Northeast Anchorage is the most populous sub area in
the Anchorage Bowl. The growth allocation for this area assumes development of the
remaining vacant parcels (p. 60 ABC 2020 Plan). Muldoon Road, which provides
access to the site, is considered a transit-supportive development corridor. This
proposed commercial retail development abuts the north end of Muldoon Road.

This project adheres to the Planning Principles in the ABC 2020 Plan, including, but
not limited to: designing and installing public spaces: improving the architectural
quality of commercial development that is also responsive to our northern climate:
and designing roads, bus stops, and sidewalks for year-round use. These will be
achieved by implementing strategies from Policy Numbers 21, 35, 43, 80, and 81 of
the ABC 2020 plan.

Policy 21 - The proposed development contributes to Anchorage’s land use
efficiencies and compatibilities. The area is designated as a Regional Commercial
Center on the Land Use Plan Map, and the project incorporates architectural and site
design standards, such as breaking up the fagade and roofline of the building to
reduce the appearance of massive scale.

Policy 35 - A traffic impact analysis has been performed and submitted to the MOA
and the State of Alaska Department of Transportation and Public Facilities
(DOT&PF). This will allow for an assessment of traffic impacts.

Policy 43 - This project is being reviewed for a large retail establishment site plan
review.

Page - 2 ')

1



Northeast Anchorage Retail Development
Large Retail Site Plan Review : February 23, 2006

Policy 80 - Utilities will be located underground, and storm water will be directed to
catch basins throughout the site and piped and transmitted to a detention/retention
pond via bioswales and pipes.

Policy 81 - Snow will be plowed and removed from the site or stored in overflow
parking areas in order to maximize pedestrian and vehicular movement and safety.

B. Development Schedule with Phases and Dates.

Phase 1 would commence with site work in spring 2007 with an anticipated grand
opening in fall 2008. The anticipated year for completion of the project is 2011.

C. Intent of Final Ownership.

Final ownership of the Northeast Retail Development will be comprised of 50 percent
ownership by both CIRI and BDC.

D. Total Occupancy.

900,000 to 1,000,000 square feet of gross leasable area will provide jobs for
approximately 1,000 to 1,200 employees in varying shifts.

Page -3



Northeast Anchorage Retail Development
Large Retail Site Plan Review February 23, 2006

1.0

21.50.320

PUBLIC HEARING SITE PLAN REVIEW - LARGE RETAIL
ESTABLISHMENT

Intent. The standards in this section promote architectural variety, compatible scale,
access amenities, and mitigation of negative impacts. These standards govern site
plan review by the Planning and Zoning Commission for large retail establishments.
Where these standards conflict with other provisions of this title, these standards and
the terms of site plans approved under this section shall govern.

Vehicular access. Primary vehicular access shall be from a street designated collector
ot greater on the Official Streets and Highways Plan (OS&HP). Secondary vehicular
access may be from a street designated less than a collector on the OS&HP, provided
the applicant demonstrates that any traffic and visual impacts on adjacent residential
and commercial areas are sufficiently minimized.

Primary vehicular access and egress will be from Oilwell Road (North Muldoon
Road), an existing street that runs along the north end of the property. This street
does not have an OS&HP designation, but functions like a collector. In later phases
of the project, additional alternative vehicular access may be from the Glenn
Highway if the DOT&PF permits access from the highway. Although this may be
possible and advantageous, such access is not required for the projects feasibility. In
the meantime, the site plan is being designed to accommodate future access to a
Glenn Highway frontage road if one is ever constructed. The Glenn Highway is a
designated Class V Freeway according to MOA’s OS&HP. The attached site plan
shows the proposed access and circulation.

Traffic impacts. The applicant shall have a professional entity perform a Traffic
Impact Analysis (TIA) and traffic mitigation measures for approval by the
Commission.

DOWL Engineers has executed a TIA for the proposed development. The TIA is in
draft form and is being reviewed by the MOA Traffic Engineer. We anticipate the
complete fmal draft will be submitted by the third week in November 2006.

Drainage. A site drainage and grading plan shall be submitted and approved as
required by this code along with the site plan.

The site drainage and grading plan shall be submitted and approved as required by
this code along with the site plan.

The proposed development site will be designed to provide positive drainage away
from the buildings. The site consists of 95.5 acres with an elevation difference of
16 fect generally sloping west. Storm water will be directed to catch basins
throughout the site within landscape areas where available. The storm water will then
be piped to retention ponds in the southwest, northwest, and northeast corners of the
development site where it will be given an opportunity for infiltration and settlement,
The storm water detention system will be designed to hold the 100 year, 24 hour
storm and therefore will not be required to connect into any existing storm drain
systemn,

Page - 4
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Northeast Anchorage Retail Devejopment
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Water will be provided to the site from the Patterson Street and Boundary Avenue
intersection by boring underneath the Glenn Highway. Sewer will be provided to the
sit¢ from a mainline on the northside of the Glenn Highway or will be provided from
Turpin Street by boring underneath the Glenn Highway to Patterson Street and
Boundary Avenue with a lateral main to Turpin Street. Gas and elecirical service will
be provided by ENSTAR and Municipal Light and Power from their facilities
adjacent to the site. Services for these utilities will be routed beneath the access roads
to serve the individual site buildings.

D. Visual and noise buffers. The large retail establishment shall provide a landscape
plan that provides acceptable visual and noise buffers, including at least 20-foot-wide
buffer landscaping to separate the commercial development from abutting
residentially zoned areas.

This site is situated in an area along the Glenn Highway that requires 30-foot
landscape screening along major highways. This will be incorporated along the south
and eastern property lines. Per AMC Title 21, intent of this screening is to protect
visually the major entrances to urbanizing areas of the municipality for the benefit of
tourists and residents. The landscape screening will consist of existing vegetation,
mostly made up of mature spruce and birch trees, that provides screening of the back
of the large retail buildings and parking lots along the Glenn Highway. It is the
intention of the developer to have a strong presence on the Glenn Highway and
portray their development with the highest of quality. The developer will provide
corridor views into their site so that the project architecture and tenants are
recognized and at the same time, where possible, preserve vegetation that frames
views and provides a sense of maturity and visual screening of backs of buildings.

The adjacent properties to the west and to the north of the development are zoned “T”
for Transition Zone. Visual enhancement landscaping will be incorporated along the
western and northern property lines.

The interior parking landscaping exceeds the 5 percent requirement per AMC Title 21
with the development providing over 10 percent interior parking lot landscaping.

E. Outdoor storage or display areas. Products stored or displayed outside shall not be
visible from abuiting R-zoned property. Areas for the outdoor storage and sale of
seasonal inventory shall be permanently defined and screened with walls and/or
fences. The height of stored materials shall not ¢xceed the height of the screening
wall or fence. Materials, colors, and the design of screening walls and/or fences and
their covers shall be complementary to those used as predominant materials and
colors on the building. Commercial trailers, shipping containers, and similar
equipment used for transporting merchandise, shall remain on the premises only as
long as required for loading and unloading operations, and shall not be maintained on
the premises for storage purposes.

Outdoor storage and display arcas will not be visible from the abutting R-zoned
property on the south side of the Glenn Highway. The inventory will be
appropriately screened per this code.

The outdoor storage area for Major 7 is shown on the site plan, see Sheet C1.1. This
storage area will likely be vertically enclosed with a black vinyl coated chain link
fence that will lay in height, or an approved similar product.

Page - 5
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There is also a short-term container queuing area behind Majors 6 and 7. This area is
shown on the site plan. This queuing area will be screened by landscaping to the
property to the west and by the backs of the Majors to the east and are hidden from
public view.

E. Trash collection and recycling. Trash handling and recycling shall be screened from
public streets and pedestrian ways, internal pedesinian sidewalks, and adjacent
R-zoned property by landscaping or architectural features in conformity with the
external design and material used by the establishment. Screening shall be designed
to abate noise and to confine loose trash. The Commission may limit hours of trash
collection as necessary to reduce the effects of noise or traffic on surrounding
residential and commercial areas.

Trash collection areas for shops and retails areas are strategically located throughout
the site and are enclosed. These enclosures are likely to be made of wood fencing
and have three sides. In addition, trash enclosures are strategically located by
landscaped areas with landscape buffering. Major anchor buildings will use trash
compactors, which will be located in the loading area and shielded from view if
visible from the Glenn Highway.

G. Snow storage or removal. A plan for snow storage or removal from the site shall be
submitted and approved. Use of sidewalks for snow storage may be allowed under
the approved snow storage landscaping plan. The Commission may impose such
restrictions on snow removal operations as are necessary to reduce the effects of noise
or traffic on surrounding residential and commercial areas.

Snow will be stored onsite in specified overflow parking areas order to maximize
pedestrian and vehicular movement and safety. The snow storage area is northwest of
Major 7 within non-required parking spaces. Snow will be hauled off-site should
these areas become inundated with snow.

H. Parking. A detailed parking plan shall address the convenience and safety of patrons,
adequate winter lighting, and landscaping amenities and the configuration of parking
spaces, walkways, and other amenities. Aesthetic features, landscaping, and the
design of parking areas shall, wherever practicable, reduce the appearance of large
expanses of parking from neighboring streets and enhance the view of the
establishment from its principal points(s) of access. The number and configuration of
parking spaces may be determined by the Commission as necessary to achieve these
standards. Additional landscaping and community spaces may be required where the
applicant wishes to provide parking that exceeds the minimum standards of this title.
The site shall not allow storage or overnight camping of trailers or recreational
vehicles.

In review of AMC Title 21 off-street parking requirements for the current site plan,
the individually combined uses will require a total of 4,943 spaces, of which
61 accessible parking spaces are required. As the project becomes more defined,
parking will be adjusted.

The project will provide adequate lighting to ensure a safe and enjoyable shopping
experience. The project includes four public plazas, outdoor dining, and other
gathering places. Additionally, the site design includes a heavily landscaped
boulevard at the main entrance to soften the scale and create an inviting appearance.
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L

Pedestrian access. The establishment shall provide sufficient accessibility, safety,
and convenience to pedestrians, customers and employees. Unobstructed sidewalks
shall link the site to existing public sidewalks, its entrances, adjacent transit stops, and
abutting residential and comunercial areas. Sidewalks shall also be provided along the
full length of any building where it adjoins a parking lot. Sufficient sidewalks or
barricrs shall be provided between parked cars and buildings to prevent vehicles from
protruding into reasonable pedestrian passage. Sidewalks shall be separated from
adjacent streets by an area sufficient for snow storage as well as providing a buffer
for pedestrians from vehicular traffic.

Pedestrian access within this site is a design priority. There are four intersections
along the boulevard, each offering direct access to the surrounding major stores and
shops. Main intersections are highlighted by special asphalt paving patterns and/or
crosswalk connections for safe pedestrian passage. Several intersections are designed
as speed tables with six inch raised platforms to promote pedestrian safety. All the
buildings are interconnected via a pedestrian pathway system that meanders through
landscaped medians, patios, and occasionally under pedestrian scale trellis features.
These pathways are illuminated and portions heated. Although consumers arrive by
car, the developer is committed to creating a safe and enjoyable pedestrian
experience. The shopping center is also designed to be bicycle friendly. A bike trail
exists along the north side of the Glenn Highway. Bike racks are conveniently
located near each building. A pedestrian circulation plan has been included in the
submittal to visually see the pedestrian access throughout the site.

Community spaces. Appropriate interior and exterior public areas shall be provided
and maintained for customers and visitors to the site to congregate and relax.

It is the developer’s experience that successful retail centers provide ample area for
shoppers to congregate outdoors when weather permits. The proposed site plan
provides “outdoor rooms” for people to sit, converse, have lunch, etc., in an
environment of flanking retail storefronts, landscaping, street furniture, trellis arbors,
and scored concrete. A typical community space blow up drawing has been included
within this submittal.

Delivery and loading spaces. Delivery and loading operations shall be designed and
located to mitigate visual and noise impacts on adjacent R-zoned property or
commercial areas. The Commission may limit hours of delivery and loading as
necessary to reduce the effects of noise or traffic on surrounding residential and
commercial areas.

Delivery and loading areas are hidden from public view and are located at the backs
of the buildings. These will be shielded with landscaping and/ or other screening
mechanisms.

Exterior signs. An exterior sign plan, which respects the needs of the establishment
to establish its location as well as the higher aesthetic aspirations of the community in
general and the immediately surrounding areas, shall be submitted for approval.
Signs shall be architecturally treated to compliment the building architecture. Pole
signs, rotating signs, and flashing signs shall be prohibited.

A sign plan has been included with this submittal. This program will describe all
proposed signage including the following types:
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Major

Project Signs: All signs will be designed to compliment the architectural theme of the
center in design material, sizes, and colors. Highway oriented
architectural sign features shall contain the name of the center and
major tenant logos. Additionally, internal monument signage and
directional signage will in incorporated.

Monument:  Ground-mounted signs that contain signage or logos for the major
tenants, located at site entries with landscaping to create a strong
gateway into the center.

Wall Signs:  Type 1- Individual internally illuminated letters.
Type 2 - Three dimensional letters with gooseneck style lighting.

M. Outdoor lighting. A photometric and outdoor lighting plan to mitigate negative
impacts on adjacent uses shall be submitted for approval.

The outdoor lighting concept has been developed to provide speciaity lighting at site
entries, building eniries, and at selected outdoor patio/plaza areas as well as general
illumination for parking, drives, and pedestrian walkways.

The proposed lighting types shall generaily be as follows:

Vehicular Entries: Ground-mounted sign lighting (if monument signs are not
internally illuminated). Pole-mounted metal halide site
lighting.

Parking Lots, Drives: Pole-mounted metal halide site lights.

Outdoor Rooms: Pedestrian scale pole-mounted metal halide lights and/or

uplighters (in selected areas).

Building Entries: Metal halide wall sconces that compliment the
architecture.

Building or Site Features: Indirect, direct, or uplighting to highlight features
(optional).

Service Areas: Pole metal halide for general lighting with metal halide
wall-mounted lighting at loading atreas.

N. Northern design elements. The Commission may require the provision of design
elements that address Anchorage’s distinct geography, low light angies, and length of
days, cold temperatures, wind, snow, and ice.

The site layout takes advantage of its southern exposure by locating plaza and
pedestrian areas where they can take maximum advantage of solar exposure. In
addition, plaza areas along the core lifestyle retail shops are in the heart of the project.
Plaza arcas and selected sidewalks throughout the project will be heated to provide
for snow-free access during winter months. The extent of the heated sidewalks has
been provided on the site plan, see Sheet C1.1. Plaza areas for pedestrians are also
partially covered with awnings at entries and along wall areas to provide for weather
protection, and to provide identity, color, and interest for the project. Special lighting
will also be incorporated into individual building design and into the plaza areas to
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illuminate and identify the project during the entire year, The lighting concepts
contain both building-specific lighting and pedestrian light fixtures within the
pedestrian circulation system.

0. Aesthetic characteristics.

1. Facades and exterior walls, including side and back walls. The building shall be
designed in order to reduce the appearance of massive scale or a uniform and
impersonal appearance and to provide visual interest. Long building walls shall
be broken up with projections or recessions. Along any public street frontage, the
building design should include windows, arcades, or overhangs along at least
sixty (60) percent of the building length, When appropriate, architectural
treatment, similar to that provided to the front face, shall be provided on the sides
and rear of the building to mitigate any negative view from abutting properties
and/or streets. The site plan shall ensure buildings have complexity at street level
with human scale by providing features such as changes in building form at
entrances, and providing windows, enhanced trim, and architectural detail.

The goal of the design team is to create an exciting, vibrant, fresh design theme
that will attract quality retailers and encourage customer loyalty. The proposed
architectural style is contemporary with a variety of massing, material, and color
changes. Each building has a primary entry feature or other unique architectural
elements that create interest.

Rear elevations of majors 15, 14, 13, 12, 11, 10, 9, and 8 and shops H, O, and P
(see site plan for these stores) fronting on Glenn Highway shall be articulated by a
combination of massing changes, control joints and reveals, use of awnings, use
of built-out pilaster elements, and use of color. The intention is that the highway
screening landscaping will also serve as screening for the loading dock areas from
passersby.

Rear elevations for boulevard shop buildings are- detailed with four-sided
architectural features (i.e., raised roofs, built-out elements, wall offsets, control
joints and reveals, tube steel plan espaliers, color changes, exit doors with
awnings, etc.).

The primary vehicular corridor for shoppers has a highly landscaped north/south
boulevard that is lined with shops and restaurants. This boulevard provides
double lane circulation, separated by a 15-foot-wide landscape median. The
boulevard provides easy access to all the shops, restaurants, and outdoor patios
which front on it. Diverse types of canopies will provide weather shielding at
each entry.

The development is designed to offer an exciting shopping experience, tailored to
the needs and desires of the regional market. It will be comfortable for the casual
shopper as well as the sophisticated diner. The ultimate goal will be to get the
praducts, the architecture, and the environment working together synergistically
to create an exciting vibrant community shopping center for Anchorage.

2. Detail features. The design shall provide architectural features that contribute to
visual interest at the pedestrian scale and reduce the massive scale effect by
breaking up the building wall, front, side, or rear, with color, texture change, and
repeating wall offsets, reveals, or projecting ribs.

Page -9
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The goal of the design team 1s to create a fresh design theme that will attract
quality retailers and encourage customer loyalty. The proposed architectural style
is contemporary craftsman, with a variety of massing and materials.

Details such as light sconces, planting areas, benches, free standing trellis
elements, and scored concrete paving will further enrich and compliment the
architectural theme.

3. Roofs. The roof design shall provide variations in rooflines and heights to add
interest to, and reduce the massive scale of, large buildings. Parapet walls shall
be architecturally treated to avoid a plain or monotonous style.

As the building elevations demonstrate, there is considerable variety in the
proposed rooflines, roofing types, parapet details, and heights. This will create
architecturally vibrant massin g

4. Materials and colors. The buildings shall have exterior building materials and
colors that are aesthetically pleasing and compatible with the overall site plan.
Construction material shall provide color, texture, and scale.

The architectural style will include gables with heavy timber trellises, entry
features, and wall finishes of wood, metal, and cement plaster. The rich building
colors selected, highlight building features to create individual identities for shops
and major stores.

5. Entryways. Eniryways shall be designed to orient customers and add aesthetically
pleasing character to buildings by providing inviting customer entrances that are
protected from the weather.

The primary entry on Oilwell Road (North Muldoon Road) consists of flanking
architectural features of terraced walls, graphlcs sculptural themes, landscaping,
uplighting, and such. This highly developed ‘gateway” 1s de31gned to introduce
shoppers to a delightful shopping experience not currently offered in many places
in Anchorage.

All entry storefronts have awnings and/or canopy features that shield the doors
from inclement weather. All are designed to expand the design detail of each
storefront facade and to create an inviting “sense of entry.”

6. Screening of mechanical equipment. Roof or ground-mounted mechanical
equipment shall be screened to mitigate noise and views in all directions. If roof
mounted, the screen shall be designed to conform architecturally with the design
of the building, whether it is with varying roof planes or parapet walls. Ground-
mounted mechanical equipment shall be screened. The screen shall be of such
material and be of sufficient height to block the view and noise of the equipment.

Roof-mounted mechanical equipment is inherent to retail structures. Screening
will be provided by architectural features (i.e., raised parapets, building features,
or by screens that are designed to be visually quiet and unnoticeable).

Page - 10
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LA

ALABAMA
ALASKA
ARIZONA
ARKANSAS
CALIFORNIA
COLORADO
CONNECTICUT
DC
DELAWARE
FLORIDA
GEORGIA
HAWAII
IDAHO
ILLINOIS
INDIANA
1OWA
KANSAS
KENTUCKY
LOUISIANA
MAINE
MARYLAND
MASS
MICHIGAN
MINNESOTA
MISSISSIPP
MISSOUR!
MONTANA

N CAROLINA
N DAKOTA
NEBRASKA
NEVADA
NEW HAMP
NEW JERSEY
NEW MEXICO
NEW YORK
OHIO
OKLAHOMA,
OREGON
PENNSYLVANIA
RHODE 1SLAND
S CAROLINA
5 DAKOTA
TENNESSEE
TEXAS

UTAH
VERMONT
VIRGINIA
WASHINGTON
WEST VIRGINIA
WISCONSIN
WYOMING

84,044,481
7,638,148
150,132,170
40,644,808
755,135,488
125,167,527
101,812,468
10,661,433
24,754,318
487,724 418
204,743,664
21,392,312
20,215,482
282,225,245
132,290,286
52,264,707
62,384,428
70,767,022
92,468,137
19,304,165
135,912,603
122,578,884
155,130,307
76,119,114
47 664,839
129,450,508
10,145,472
208,863,028
9,860,171
39,972,153
64,399,873
28,808,949
190,755,773
42,244,523
266,905,294
269,637,283
62.547.614
62,008,238
270,300,044
23,707,225
95,230,277
7,801,200
141,774,248
410,428,400
41,192,560
B.875,012
156,838,113
107,075,371
23,479,043
82,242,108
8,196,172

Per Capita Development by State
2005 CoStar/NRB Shopping Center Census

$21,705,403,853
$3,277,882,197
$36,766,307,645
$10,226,785,941
$182,854,390,602
$35,329,353,723
$20,831,942,457
$2,528,564,933
$6,936,245,750
$144,532,698,855
$45,481,263,560
$7.411,571,037
$4,601,165,237
$63,415,914,756
$30,704,273,892
$10,852,989,903
$16,738,946,169
$19,777 481,836
$26,947,897,602
$6,766,547 556
$36,788,257,685
$35,707,188,271
$36,976,085,087
$20,669,740,068
$10,983,401,274
$32,976,044,618
$2,971,065,214
$42,055,143,640
$3,119,257,929
$8,250,744,666
$10,198,115,074
$7,691,382,392
$43,804,859,549
$9,075,936,560
$65,170,765,701
$59,907,370,077
$17,770,860,240
$14,269,203,213
$50,823,428,058
$5,619,897,610
§22,347.209,104
$1,855,246,056
$33,536,173,209
$127,027 685,245
$9,036,303,492
$2.825,285,808
$47,885,688,827
$26,692,875,515
$65,072,798,621
$24,730,589,028
$4,910,535,365

*2005 State Population Estimates provided by Clarias Inc.

4,529,100
650,076
5,791,506
2,752,265
36,216,548
4,644 875
3,520,900
556,900
834,069
17,510,550
8,905,418
1,281,482
1,400,517
12,758,858
5,250 836
2,954,238
2,740,836
4,158,627
4,518,787
1,321,317
5,602,916
6,461,435
10,140,151
5,117,406
2,900,461
5,756,356
926,658
8,567,623
631,883
1,754,771
2,352,344
1,309,668
8,739,161
1,806,077
19,282,162
11,476,038
3,543,367
3,622,700
12,415,124
1,088,804
4,212,061
769,344
5,915,950
22,701,767
2,404,296
623,665
7,532,363
6,235,652
1,815,807
5,522,824
505,543

18.58
11.57
2592
14.76
20,85
26.95
28,02
19.14
20.68
27.86
22.99
16,89
14.43
2212
21,18
17.69
22.78
17.03
20.46
14.61
24,26
18.97
15.30
14.87
16.43
22,49
10.95
24,14
15.76
2278
27.38
20.47
21.83
16.92
13.79
23.49
17.85
17.37
21.78
21.77
2281

9.88
23968
18,08
17143
14.23
24.80
1797
12,83
14.89
12.26

34,792
$4,067
$8,348
$3.716
$5,049
$7,608
$8,473
$4,540
$8,316
$8,254
$5,107
35,784
$3,285
$4,970
$4,912
$3,674
$6,107
$4,758
$5,964
36,121
$6,566
$5,526
$3,647
$4,039
$3,787
$5,729
$3,206
34,909
$4,936
$4,707
$4,335
$5,796
$5,023
$4,762
$3,380
$5,220
$5,015
$3,039
34,6819
85,162
45,306
$2,414
$5,669
$5,595
$3,758
$4,530
$6,357
34,281
$2,704
$3,936
33,779

-9.61%
-43.63%
26.271%
-28.12%
1.56%
31.26%
40.85%
-8.75%
44.56%
35.67%
11.99%
-18.69%
-29.69%
7.74%
3.09%
-13.83%
10.87%
-17.07%
-0.33%
-28.84%
18,16%
-1.50%
-25.48%
-27.55%
-19.95%
9.54%
46.87%
17.61%
-23.23%
10.96%
33.35%
-0.30%
6.32%
-17.60%
-32.83%
14.40%
-14.02%
“15.42%
8.08%
6.06%
10.13%
-51.87%
16.73%
-11.84%
-18.65%
-30.68%
20.82%
-18.36%
-37.02%
-27.47%
-40.30%

$268,26
$429.15
5244.89
$251.80
$242.15
528226
$203.01
3237.17
$280,20
$206.34
322214
$346.46
$227.61
$224.70
$232.10
$207.66
$268.32
$270.47
$291.43
$350.52
$270.68
$291.30
$238.37
$271.54
$230.43
$254.74
$202.85
$203.30
$313.17
$206.84
$158.36
$283.19
$230.11
$281.47
$245.09
$222.28
$284.12
$226.83
$221.25
$237.05
$234.66
$244.07
$236.55
$308.50
3219.37
$318.34
$256.30
$249.29
$216.08
$264.23
$308.34

SOURCE: NATIONAL RESEARCH BUREALU SHOPPING CENTER DATABASE AND STATISTICAL MODEL
COPYRIGHT 2008 NATIONAL RESEARCH BUREAL, INC.

A Subsldiary of CoStar Group, Inc.

13.10%
87.94%
7.25%
10.27%
8.05%
23.61%
28.32%
3.87%
22.71%
29.78%
2.72%
51.73%
-0.32%
-1.58%
1.65%
-9,06%
17.51%
22.30%
27.63%
53.51%
18.54%
27.57%
4.39%
18.92%
0.92%
11.56%
28.25%
-10.97%
3T 15%
-9.50%
-30.85%
24.02%
0.78%
23.27%
7.34%
-2.66%
24.43%
0.66%
-3.11%
3.82%
2.77%
6.89%
3.59%
35.54%
-3.93%
39,42%
12.24%
9.18%
-5.38%
15.72%
35,04%
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G.3.

PLANNING DEPARTMENT

PLANNING STAFF ANALYSIS

DATE:

CASE NO.:
APPLICANT:
REPRESENTATIVE:

REQUEST:

LOCATION:

SITE ADDRESS:

COMMUNITY COUNCIL:

TAX NUMBER:

REZONING

February 12, 2007
2006-154

Cook Inlet Region Inc. (CIR])
DOWL Engineers

A request to rezone approximately 95.2 acres from T
(Transition District) to B-3 {General Business District)

Tract A and Tract B, Elmendorf “95” Subdivision;
generally located at the northwest corner of Muldoon
Road and the Glenn Highway.

1100 and 1200 North Muldoon Read

Northeast

006-441-02 and -03/Grid SW 1140

ATTACHMENTS:
1. Zoning & Location Maps
2. Departmental Comments
3. Application
4, Posting Affidavit
5. Historical Information
SITE:
Acres: 95.2 acres
Vegetation: Natural Vegetation
Zoning; T (Transition) AMC 21.40.240
Topography: Slight Elevation Change, With Varying Alterations
Existing Use: Undeveloped/RV Park
Soils: Public Sewer/Water available to site, across Glenn Highway
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Planning Staff Analysis

Case 2006-154
Page 2

COMPREHENSIVE PLAN:

1982 Anchorage Bowl Comprehensive Plan
Classification: N/A

Density: N/A

Anchorage 2020

N/A, adjacent to a Transit Supportive Development Corridor

APPLICABLE LAND USE REGULATIONS:

Height limitation:
Minimum lot size:

Lot coverage:

Current T Zoning
AMC 21.40.240

30-feet
7,000 SF/50 FT wide

Unrestricted unless
contiguous to land zoned for
less intenstve use

Unrestricted unless
contiguous to land zoned for
less intensive use
Unrestricted unless
contiguous to land zoned for
less intensive use
Unrestricted unless
contiguous to land zoned for
less intensive use

Unrestricted unless
contiguous to land zoned for

Proposed B-3 Zoning
AMC 21.40.180

Unrestricted/FAA
6,000 SF and 50 feet wide

Residential - 50%
All other uses Unrestricted

Front: 10 feet

Side: 10 feet adjacent to
residential district

otherwise 10 feet or

structure placed at
the lot line

Rear: 15 feet adjacent to
residential district
otherwise none

Visual Enhancement,
Perimeter, Arterial and Buffer

less intensive use if Required
EAST SQUTH WEST
PLI R-4 T
Bartlett High Mixed Density Military
School, Native Residential

Heritage Center

Yards

Front

Side

Rear
Landscaping
SURROUNDING AREA:

NORTH

Zoning;: T
Land Use:  Military
PROPERTY HISTORY:
April 1939

Military Reservation (Elmendorf and Ft. Richardson)
established by Exccutive Order.
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Planning Staff Analysis
Case 2006-154

Page 3
1956 City The City Council of Anchorage approved an
Ordinance ordinance amending the zoning ordinance of the City
No. 1240 of Anchorage {Ordinance No. 1030) as amended by
Ordinance No. 1063 and Ordinance No. 1110
establishing the U-1 (Unclassified District} zone.
8/6/85 AO 85-23 Title 21 amended to replace the name of the
Unrestricted Use District (U) to Transition District
(T).
1991 Ownership Petition site conveyed to CIRI from the Department of
the Army.

May 10, 1996 Plat 1996-31 Plat created petition site.

SITE DESCRIPTION AND PROPOSAL:

The 95.2-acre irregular shaped petition site is composed of two separate tracts under
the same ownership. The site fronts onto the Glenn Highway to the south, North
Muldoon Road to the east, and North Muldoon Road (Oilwell Road) to the north. Note
that although Oilwell Road is technically named North Muldoon Road by the
Municipal Addressing Division, it is more commonly known as Oilwell Road, and will
be so referred to through the rest of this report. The petition site abuts Elmendorf Air
Force Base (EAFB) to the west. EAFB property is also located across Oilwell Road to
the north, and Bartlett High school and the Native Heritage Center are located across
North Muldoon Road to the east. South of the Glenn Highway is multi-density
residential property and some commercial. The petition site is mostly undeveloped,
with an RV park in the northwest corner. There is a slight elevation change from
south to north.

Access to the site is currently from Oilwell Road, leading into the existing RV park.
Traffic flows from there to the interchange and Muldoon Road and the Glenn Highway.
There is a signalized intersection on Muldoon Road, south of the interchange, at 3
Avenue,

Until 1991, the subject parcel was owned by the Department of the Army. The site
was conveyed at that time to Cook Inlet Region, Inc. {CIR]) as a part of the Alaska
Native Claims Settlement Act. The Army retained an Accident Potential Zone along
the western border, which limited uses allowed there to those which are not
residential or places of much public assembly.

The petitioner is requesting to rezone the site to B-3 (General Business). When the
property was originally zoned during the Areawide rezonings, it was zoned T
(Transition) due to the fact that is was owned by the Army. During those rezonings,
all military lands were zoned T. T is a holding zone, to be rezoned when a use is
determined for the property. A separate example of T zoning is Fire Island.

CIRI proposes to develop the site with 850,000 to 900,000 square feet of retail and
related uses. The proposal is for a “lifestyle center” which contains many separate
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buildings joined by pedestrian pathways, landscaping, a boulevard-style entrance,
and integrated building design.

In order to achieve this, CIRI has joined with Browman Development, and are also
proposing to replat the two tracts into one, create a commercial fragment lot site plan,
and undergo a large retail establishment site plan review. Building design and
orientation, as well as parking areas, will follow the design guidelines from the large
retail establishment site plan review requirements.

COMMUNITY COMMENTS:

At the time this report was written, there were no returned public hearing notices
(PFHN). The Northeast Community Council responded in favor of the rezoning, project
and design.

FINDINGS:

21.20.090 Standards for Zoning Map Amendments, and
21.05.080 Implementation — Anchorage Bowl Comprehensive Development Plan
Maps

A, Conformance to the Comprehensive Plan.

Anchorage 2020 Plan.

Anchorage 2020 Plan does not have a designation for this area. However, it is
near a Transit Supportive Development Corridor (Muldoon Road, south of the
Glenn Highway). There is currently no public transportation servicing this area,
other than to the Alaska Native Heritage Center to the east, but the Department
of Public Transportation plans to expand service for this site and the new VA
center planned to be constructed to the north of the petition site.

The following Anchorage 2020 policies affect this rezoning.

Policy #7: This policy states: “Avoid incompatible uses adjoining one
another.”

This policy is met in that all of the surrounding uses are
separated from the petition site by either significant rights-
of-way (ROW), significant natural vegetation, or both.

Policy #18: Strengthen the Central Business District’s role as the
regional center for commerce, services, finance, arts and
culture, government offices, and medium to high density
residential development.

There are economic considerations to be taken into account
regarding the Central Business District with this proposed
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Policy #21

large commercial development. The amount of retail a
regional market can support is a direct function of
population size and income, Commercial development
proposals that locate a substantial share of the supportable
retail growth in new areas could impact the downtown and
other existing comnmercial areas. These economic
considerations regarding the Central Business District are
related to Anchorage market capacity for retail.

Economists retained for the Downtown Plan project have
advised that in a slow-moderate growth area like
Anchorage, new retail development frequently just replaces
already existing retail, as in a zero-sum game. This
proposed rezoning and development has the potential to
reduce retail not only in the surrounding Muldoon
commercial area, but from Downtown as well.

The policy goal of Anchorage 2020 related to Downtown has
been reiterated by the public participants and expert
planning consultants during the current Downtown Plan
process. They advise Anchorage to reinforce Downtown’s
role as Alaska’s primary retail, cultural and entertainment
destination. Although retail is not the largest land use in a
mixed-use Downtown, it is one of several key commercial
land use types that should grow along with other uses to
generate activity Downtown. Economist consultants
retained for the Downtown Plan project have observed that
Downtown faces retail competition with other areas, and
that certain strategies to maintain and attract anchor retail
tenants such as another department store and/or cineplex
are needed to strengthen Downtown’s drawing power.
Downtown needs to provide more resident-oriented retail
rather than tourist-related retail. The consultants observed
that a major new regional retail center is likely to cause
Downtown to have slower retail growth, and to rely more
heavily on tourist-related retail than it currently does,
because local resident shoppers are likely to be more
dispersed than they currently are.

It should be noted, however, that retailers that typically
locate in metropolitan downtown areas are not the same
retailers who locate in outlying shopping mall settings.
Such is anticipated to be the case here as well.

All new commercial development shall be located and
designed to contribute to improving Anchorage’s overall
land use efficiency and compatibility, traffic flow, transit
use, pedestrian access, and appearance. New development
shall adhere to the following principles:
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a) New development shall occur primarily within Major

Employment Centers, Redevelopment/Mixed-Use
areas, Town Centers and Neighborhood Commercial
Centers.

bj In order to use existing commercial land more
efficiently, redevelopment shall be encouraged.

c) Rezoning of property to commercial use is only
permitted when designated in an adopted plan.

d) Architectural and site design standards shall
improve the function, appearance, and land use
efficiency of new commercial development.

Anchorage’s forecasted growth rate and the regional market
size suggest that the proposed project may compete with
existing centers and discourage future growth and
redevelopment in existing commercial areas. Rather than
an infill site or redevelopment in an existing commercial
area, it would be a new commercial center with an area
approximately one-third the size of Downtown.

As discussed with Policy 18 above, the amount of retail a
regional market can support is a direct function of
population size and income. In a slow-moderate growth
area like Anchorage, new retail development may replace
already existing retail, as in a zero-sum game. The
implication is that a major new lifestyle center could
compete with and divert sales from Downtown and other
regional retail centers. It is very likely to divert a
substantial share of future retail growth away from where it
might otherwise have appeared as redevelopment or infill in
the mixed-use centers identified in Anchorage 2020.

Available growth forecasts for Anchorage and Alaska may
indicate a general order of magnitude of these potential
impacts. The most recent Alaska Department of Labor
forecast estimates a 14% growth rate in Alaska retail
employment between 2004-2014, an increase from 35,000
to 40,000 jobs. If approximately half of the state’s retail
sales and employment continue to be located in Anchorage,
then retail employment in Anchorage might be expected to
grow from approximately 18,000 to 21,000 jobs—an
addition of around 3,000 jobs. If the 95-acre subject site
were to have typical retail employment densities of 10-18
workers per acre, it could absorb 1,000-1,800 retail jobs, or
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about one-third to one-half of Anchorage’s retail growth
through 2014 forecasted above. Over the longer term, the
subject site’s retail employment capacity appears
equivalent to between one-fifth and one-third of the retail
employment growth projected for the Anchorage Bowl
through the year 2025, as forecasted by the Long-Range
Transportation Plan (LRTP). The actual order of magnitude
of impact on regional-scale retail competitors such as
Downtown may be greater than on neighborhood service
retail areas anchored by grocery stores.

However, it may be difficult to predict the scale of impact
on overall redevelopment in other centers, for a number of
reasons, including:

* Retail is only one of several land use types needed
for redevelopment in a mixed-use center, although
major retailers do function as major attractors of
activity and vitality.

¢ A new regional retail center would not compete with
all types of retail or all mixed-use centers.

¢ To a limited extent the new retailers will increase
the size of the overall market, because people tend to
spend more money when they have more choices
locally.

¢ The new retailers may also draw a share of growth
away from centers in Chugiak-Eagle River, the Mat-
Su Valley, and elsewhere in Alaska.

¢ Anchorage’s future growth rate depends on
unforeseen events and the still unknown outcome of
known factors such as a gas pipeline, Knik Arm
Bridge and share of growth going to the Mat-Su.

The proposed rezoning is not designated in an adopted
plan. There is a draft Anchorage Bowl Land Use Plan Map
(LUPM]) approved in concept by the Planning & Zoning
Commission this past summer. Concept approval is only a
tentative and general approval of its recommended land use
classifications and their overall geographic distribution. The
draft LUPM proposes a “Regional Commercial Center”
classification on the subject site, based on information the
property owner provided early in 2006 which indicated the
intent to develop a mixed-use center with around one-half
million square feet of commercial and also residential
housing. A regional shopping center differs from a more
general shopping center in terms of size and population
required for it to be feasible. A community center has typical
gross leasable area (GLA) of 150,000 square feet, and

013



Planning Staff Analysis
Case 2006-154
Page 8

Policy 43:

Policy 48:

Policy 49:

requires a minimum population range of 40,000 to 150,000
people. A super regional center, such as the one proposed
has a typical GLA of 900,000 square feet and a population
range of at least 300,000.

It must be noted, however, that the adjacent military base
and post comprises an employment center with
approximately 10,000 active duty personnel, not counting
civilian and reserve personnel. Consideration should be
given to the proximity to military reservations and its
personnel and dependants. This area will be an employment
area that will include not only the existing nearby military
hospital and Municipal high school, but also the proposed
VA facility.

Architectural and site design standards will be reviewed
under the Large Retail Establishment provisions. Berming
will be provided to provide additional buffer against the
residential development to the west. Transit, pedestrian
facilities, and vehicular flow are all components of the
evaluation to ensure efficiency of flow on the site as well.

Plans for major commercial, institutional and industrial
development, including large retail establishments, shall be
subject to site plan review.

As this project constitutes a new retail sales area with at
least 20,000 SF of retail area, it is being reviewed under the
requirements for site plan review for a large retail
establishment.

Subdivision plats and site development plans shall be
designed to enhance or preserve scenic views and other
significant natural features in accordance with applicable
Goals, Policies and Strategies.

The site plan and plat will be reviewed to address the
status of the Glenn Highway as a designated scenic
highway, and to what extent this designation applies to this
segment of the highway. It will also be reviewed for solar
access and views provided to the mountains to the east.

This policy states: Site plan layout and building design for
new development shall consider the character of adjacent
development. The Municipality may require layouts and
designs to incorporate the functional and aesthetic
character of adjacent development.
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Policy 50:

Policy 66:

Complies. The character of adjacent development is mostly
military uses, with a high school to the northeast and a mix
of residential and commercial to the south. There is
significant buffering between the petition site and adjacent
uses, and adjacent uses do not have a defined “aesthetic
character”. As such, the proposed zoning is not
incompatible with the character of adjacent development.
The site plan will be reviewed to address a predominant
physical character shared by adjacent development along
the Glenn Highway at this gateway into the Bowl, which is
that of maintaining ample natural vegetation along the
highway and regional trail, contributing to a semi-forested
urban setting at the edge of town.

Healthy, mature trees and forested areas shall be retained
as much as possible.

The review addresses the policy to retain existing mature
vegetation within the site, particularly along the perimeter
facing public roadways. A 30-foot wide highway screening
easement is required along the perimeter of the site
adjacent to the Glenn Highway. The petitioner is
requesting a variance from the Urban Design Commission
to allow for thinning and creating some visual gaps in this
easement, which is currently comprised of natural
vegetation containing healthy, mature trees. The
Department does not support this variance request, finding
that it is not in compliance with the intent of retaining that
vegetation, and is not in compliance with this Policy.

Fish, wildlife and habitat protection methods shall be
addressed in land use planning, design and development
processes.

The review will ensure that the proposed stormwater
detention facilities and vegetated areas of the site plan are
adequate to accommodate the proposed building and paved
surface areas. This will be discussed further below in the
section regarding utilities.

B. A zoning map amendment may be approved only if it is in the best interest
of the public, considering the following factors:

1. The effect of development under the amendment, and the

cumulative effect of similar development, on the surrounding

neighborhood, the general area and the community; including but
not limited to the environment, transportation, public services and
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facilities, and land use patterns, and the degree to which special
limitations will mitigate any adverse effects.

Environment
Noise: All uses are subject to AMC 15.70 Noise Ordinance.

Air: All uses are subject to AMC 15.30 South Central Clean Air
Ordinance, and AMC 15.35 South Central Clean Air Ordinance
Regulations.

Seismic: The property is within moderate and moderately low ground
failure susceptibility seismic zones.

Flood Hazard/Wetlands: The property is not within a flood plain,
stream, or wetland.

Accident Potential Zone: There is an existing Accident Potential Zone
(APZ} for the EAFB runway approaches that touches the northwestern-
most corner of this site. However, when the land was conveyed to CIRI
by the Army, they retained an APZ easement running along the western
portion of the property from north to south that extends from the west
property line to the loading area of the western buildings. The easement
restricts uses within that easement. The petitioner will need to resolve
either a) extinguishing that easement with BLM and the Military, or b)
resolving uses that can be in that area with said parties. This will need
to be resolved before this rezoning can become effective, as it will impact
potential uses allowed in the district, including parking and loading,

Land Use Patterns

Property to the north and west is zoned T and is military property. To
the west is residential military housing, and to the north is their
hospital. Property to the east is zoned PLI, and contains Bartlett High
School and the Alaska Native Heritage Center. To the south is the Glenn
Highway, with a mixture of commercial and mixed-density residential
zoning and land uses.

There is a proposed Veteran’s Administration (VA) facility to be
constructed north of the petition site on military property. This facility
will access Qilwell Road at a location accessing the signalized
intersection proposed for the main entrance to the petition site. See
transportation discussion below. The Zuckert Avenue location will have
to be relocated to accomplish this, as well as the relocation of the
Bartlett High School and Alaska native Heritage Center drives in order to
mitigate traffic impacts in the area which will be increased with the
addition of the proposed development and the new VA facility.
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Transportation/Drainage

The subject parcel is located at the northwest corner of North Muldoon
Road and the Glenn Highway. The Traffic Impact Analysis {TIA} has
been revised is in the process of being accepted by ADOT/PF and MOA
Traffic.

The proposal is to provide for the following off-site improvements:

* Lengthen the north and south bound left turn lanes on the
Muldoon Interchange bridge to their maximum length

¢ Expand the two and three lanes on Qilwell Road to five lanes,
one of which will be a middle turn lane. This will need to be
modified at the western end of Oilwell Road where it reaches
the EAFB gate.

*  Participate in the construction of a signal at the Oilwell
Road/Zukert Street location of the main middle entrance to the
site, with two westbound to southbound left turn lanes at this
point.

e  Participate in the construction of a second traffic/pedestrian
crossing light to provide access to Bartlett High School and the
Alaska Native Heritage Center.

«  Provide for enough area on the south side of the site for a future
frontage road that would eventually run to the westbound exit
ramp at Boniface Parkway. This will include a potential need to
ensure enough area north of this for a highway screening
easement.

The proposal is to provide for the following on-site improvements:

s  Dual right turns are needed leaving the site at one or both
driveways (middle main drive and eastern drive).

¢  Resolving with ADOTPF the project mitigation needs to include
but not be limited to participation in the signalization at Zukert
Drive, the signalization at the Bartlett/ANHC drive intersection,
fencing to prevent pedestrian crossing from north of Qilwell
Road to the site from any but signalized intersections, and/or
modification of driveways for safe pedestrian crossings from the
north.

It is important to note that there are some needed traffic pattern changes
internally at Bartlett High School, and there is a new VA clinic to be
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constructed to the north of the petition site. This will cause the need to
rearrange the driveways onto Oilwell Road. Bartlett requires two
driveways in and out of the site, in order to separate bus traffic from
regular traffic. Zuckert Avenue will be realigned to match up with the
main signalized intersection for the petition site to serve the VA building,
and Bartlett’s bus access will run in to Zuckert from the school. The
other drive will need to be realigned, along with the Alaska Native
Heritage Center drive, to access Oilwell Road matching up with the east
access to the petition site. This will be done through the VA TIA process
in concert with Bartlett’s planned changes. Any approval of this request
should require final resoclution of the TIA, and full compliance with the
mitigation agreement and any improvements required by the TIA.

Also of note is that the Municipal Public Transit Department is planning
on extending bus service to the new VA building, north of the petition
site. They request that the petitioner incorporate a bus stop on the
north side of the site on Oilwell Road with a safe pedestrian crossing.
However, the Department is in discussions with Public Transit and the
petitioner to allow for transit to have a stop within the petition site either
in addition to, or instead of, the other transit stop. This will be a
condition of the site plan review.,

There 1s an existing bike trail running along the south boundary of the
petition site. The design of the proposed retail use addresses pedestrian
access internal to the site, and access to the bike trail as well,

Parking and off-street loading requirements will be addressed during the
building permit process when the property is developed. The petitioner
states in the application that all drainage will be handled on-site.
However, it should be noted that development as proposed for this site
will require significant site clearing and grading, and will have a
significant amount of paving. It is imperative that the size of the
proposed stormwater detention facility is adequate for the impervious
surface area including 900,000 square feet of rooftop and 5,000 vehicle
parking stalls. The site plan should be conditioned to not allow any
clearing, grubbing, or grading until a full drainage plan has been
reviewed and approved by the Municipal Department of Project
Management and Engineering.

Public Services and Facilities

Roads: The petition site is located within the Anchorage Roads and
Drainage Service Area (ARDSA).

Utilities: Public sewer, gas and electrical utilities are available to this
property. AWWU advises that mainline extension agreements will be
necessary. The petitioner plans to bore under the Glenn Highway to
connect into public water facilities. To reach public sewer, they plan to
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cross the south side of the EAFB property to the west to reach a public
sewer stub-out. Drainage will be managed on-site without any increased
of-site surface run-off. See above discussion on drainage concerns.

Schools: Not affected in terms of capacity. See traffic impacts section for
traffic impacts to Bartlett High School.

Parks: The 1997 Areawide Trails Plan shows an existing east-west
multi-use paved trail along the south side of the petition site,

Public Safety: The petition site is located within the Police, Fire, Building
Safety, Parks and Anchorage Roads and Drainage service areas.

The supply of land in the economically relevant area that is in the

use district to be applied by the zoning request or in similar use
districts, in relationship to the demand for that land.

The petition site is 95.2 acres of T designated land proposed to be zoned
B-3 in order to support a super regional shopping center. Within a one
mile radius, there is very little B-3 zoned property, all of which is to the
south of the petition site, along Muldoon Road primarily. Most are less
than one block deep. The only two large B-3 undeveloped areas are
currently undergoing development, one of which is over 2 miles away.

This type of proposed development, at 900,000 square feet, is typically
designated as a super regional shopping center. Below is a synopsis of
the types of population ranges necessary for different types of retail
facilities:

National Shopping Center Characteristics for Planning Purposes
* Planners Estimating Guide (2004)
Source: Adapted from the ULI (1999), P. 8.

Type of Center Population Range Typical GLA

Neighborhood 3,000 - 40,000 50,000

Community 40,000 - 150,000 150,000

Regional 150,000 + 450,000

Super Regional 300,000 + 900,000

It is clear that a super regional mall requires a larger population base for
it to be viable. A super regional mall serves more than just one town, as
it is intended to be a draw for a larger area. The Local Population
Estimates for 2004 from the MOA Neighborhood Sourcebook with data
from the U.S. Bureau of Census, Alaska Department of Labor states that
the population of the Municipality is 277,498, and that of the combined
Anchorage/Mat Su Area is 347,646. At first glance, it appears that this
fits the typical necessary population range as noted above. However,
there are also other large retail establishments that are of a regional
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nature and require large population base as well. These are shown
below:

Major Anchorage Shopping Centers (Excluding Power Centers)
* Municipal Property Appraisal Records and Petitioner Submittals

Name of Center | Type of Population Range | GLA (SF)
Center

Proposed Super 300,000 + 850,000 -

Browman Regional 900,000

Development

{Muldoon)

Northway Mall Community 40,000 - 150,000 339,258

5th Avenue Mall | Community 40,000 - 150,000 325,048

(Including J.C.

Penny’s)

Dimond Center [ Community 40,000 - 150,000 320,000

University Community 40,000 - 150,000 261,750

Center

P.OB Community 40,000 - 150,000 255,232

Montgomery

{across from

Dimond Center)

P.O’B. Community 40,000 - 150,000 242,821

Montgomery

(Mt. View)

The Mall at Community 40,000 - 150,000 177,152

Sears

When these existing figures are taken into account, it may appear
initially that there may be not enough population base in the
Anchorage/Mat-Su area to support more major retail. However, it must
be taken into account that Anchorage serves the majority of the State, as
well. Frequently residents of outlying and rural areas travel to
Anchorage for retail shopping purposes. However, market competition is
healthy and not all retail is in direct competition and is instead
complementary to what currently exists.

The time when development probably would occur under the
amendment, given the availability of public services and facilities
and the relationship of supply to demand found under paragraph 2
above.

Development would be possible immediately following Assembly
approval of the rezoning. Construction of buildings would be contingent
upon approval of the other three related cases.
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The estimated phasing plan is as follows:
Phase 1. Major’s 1-4, 7, 8 and buildings D-H
Phase 2: Major’s 5, 6, 9, 12 and buildings B, C, N, O
Phase 3: Major’s 10 and 11, and buildings A, I-M, Q, P

4, The effect of the amendment on the distribution of land uses and
residential densities specified in the Comprehensive Plan, and
whether the proposed amendment furthers the allocation of uses

and residential densities in accordance with the goals and policies
of the Plan,

Approval of B-3 would create 95.2 acres of B-3 classified property and
remove 95.2 acres of land classified as Transition. There is no effect on
residential densities.

DISCUSSION

The subject property is currently zoned T. This district is intended to include
suburban and rural areas that, because of location in relationship to other
development, topography or soil conditions, are not developing and are not expected
to develop in the immediate future along definitive land use lines. The permitted uses
in these districts are intended to be as flexible as possible, consistent with protection
from noxious, injurious, hazardous or incompatible uses. The subject property was
zoned T during the Area Wide rezonings as at the time it was military property, all of
which was zoned T,

It is intended that interim development in the T district shall proceed in accordance
with the applicable comprehensive development plan for the property being
developed. As development patterns start to emerge within these areas and the
sophistication of their protection becomes more critical to the general public interest,
it is anticipated that such lands within the T districts will be proposed for more
restrictive zoning classifications.

B-3 zoning is compatible with the surrounding T, PLI and residentially zoned uses, in
that this is a very large tract with the Glenn Highway as a buffer to the residential,
and significant separation from Military residential uses. Oilwell Road is not in itself
a buffer, but in combination with retention of natural vegetation on the petition site
and adjacent sites it projects a sense of separation. B-3 is more restrictive zoning
than T, and contains more landscaping and buffering requirements. The location is
buffered from adjacent land uses, as it is separated from three sides of surrounding
lands by ROW. The petitioner plans buffering for the residential development to the
west through berming, which will be in addition to the existing approximate 200 foot
treed distance separating the uses.
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This site affords an opportunity to bring new retail stores and restaurants to
Anchorage in a common location with a well-designed built environment that is
convenient for shopping and leisure time pursuits. However, the primary issues with
this site is the magnitude and expansiveness of the proposed development plan, and
its impact on community development policy, dearth of vegetative retention, and need
for infrastructure improvements. Primarily these are access issues with regards to
the older interchange for Muldoon Road and the Glenn Highway. There is sufficient
ROW on Oilwell Road for improvements, which will need to be managed with
improvements for driveway mitigation to the north. What this illustrates is that how
challenging this site will be to develop given its limited access. However, the
petitioner is working with ADOT/PF to finalize the TIA and enter into an agreement for
above noted improvements. ADOT/PF will be working with the Federal Highway
Administration, the petitioner, and EAFB to provide for a possible future one-way
frontage road on the Glenn Highway from Muldoon Road to Boniface Parkway, which
will be necessary in the future for the petition site and the EAFB developments slated
for the future. As the Glenn Highway is a controlled access highway in this area,
ADOT/PF will be undergoing a long process to achieve needed improvements. The
Department recommends that as these off-site improvements are necessary for this
proposed development to occur on the site, there should be a condition to finalize the
TIA prior to the zoning becoming effective.

Similarly, the APZ easement causes concern for the types of uses that can occur on
the western side of the petition site. Thus, a condition should also be placed
requiring this to be resolved prior to the zoning becoming effective,

It is important to bear in mind that a rezoning of this magnitude and size of project is
not comparable in relation to other previous retail reviews. The Department lacked
information on the economic implications of this type of zoning. Due to the
magnitude of development proposed, the Department recommends that an economic
analysis be preformed regarding the impact on retail development in Anchorage.

The development proposal for this rezone is designed to provide Anchorage residents a
new opportunity for convenient shopping and leisure time experience with the
establishment of new retail stores not currently located in Anchorage. It will also
provide a significant number of new job opportunities.

Recommendation: Approval, subject to the following:

Effective clauses:

1) Resolving the status of the Accident Potential Zone Easement with the Federal
Bureau of Land Management and Elmendorf Air Force Base, either through
resolving uses allowed within the easement, or extinguishment of said
casement,

2) Finalizing the Traffic Impact Analysis with the State of Alaska Department of

Transportation and Public Facilities. Full compliance with the conditions of
approval of the Traffic Impact analysis is required with any new development.
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Special limitation:

1) Development of the petition site is limited to the site plan (Planning Case 2006-
155) approved by the Planning and Zoning Commission, or as subsequently

amended.
Review?: Prepared by:
/ % g0 —
Tom Nelson Angeld C. Chambers, AICP
Director Senidr Planner
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Pierce, Eileen A

,_!‘ i
From: Chambers, Angela C. 2006154
Sent: Wednesday, January 17, 2007 10:40 AM 2006"TSH

To: Pierce, Eileen A 5549
Subject: FW: CIRI/Browman Development Issues for Commenting g 1550

For the four files - Legal is Elmendorf "wagsw.
Angela C. Chambers, AICP

Senior Planner
Municipality of Anchorage
Planning Department

4700 Bragaw Street

PO Box 196650

Anchorage, AK 99519-6650

chambersac@muni.org
tel. (507)343-7940
fax (907)343-7927

----- Original Message-----

From: Payne Valerie L Civ 3 CES/CECD [mailto:Valerie.Payne@ELMENDORF.af.mil]
Sent: Wednesday, January 17, 2007 9:41 AM

To: Chambers, Angela ¢.

Cc: Walters Kemneth Civ 3 MSG/CD-I

Subject: RE: CIRI/Browman Development Issues for Commenting

Angela,

Recently members of the Municipality of Anchorage Planning Department (MOA), State of
Alaska Department of Transportation (DOT), DOWL Engineers (DOWL) and Elmendorf Air Force
Base (Elmendorf) held informal discussions and conducted a base tour regarding the
proposed development by Cook Inlet Regional, Inc. (CIRI)/Browman Development Company, Inc.
(collectively "the proponent") outside Elmendorf's Muldoon Gate. Our understanding of the
scope of the proposal is based upon verbal discussions with the proponent, MOA, DOT, and
DOWL and a single-page draft site plan (presented without narrative, by DOWL). In
responge to your initial reguest for preliminary comments regarding the subject proposal,
and based upon the currently available information, Elmendorf Air Force Base, 3rd Civil
Engineering Squadron, Base Development Office, offers the following:

1) Concerning relocation of the Muldoon Gate inward toward Elmendorf, to relieve gueuing
impacts - design of the Muldoon Gate has been previocusly evaluated by Elmendorf engineers
for efficiency and ease of traffic flow and, while some improvements to the area are
warranted, moving the gate from its current location would create a domino effect of
impacts. Relocating the Muldoon Gate inward would force an unacceptable scenario where
the Provider/Zeamer intersection would reside outside of our secure perimeter.
Significant and costly road realignments that would be within our boundary would be
necessary in order to maintain direct access to the jeoint military hogpital. Impacts to
the recently proposed and approved Veteran's Administration (VA) Medical Clinie
development would require assessment. Furthermore, movement of a government facility would
require analysis under the National Environmental Policy Act which may take some time to
accomplish. There is concern regarding the potential negative impact to the security of
the base if the gate is moved. BAny proposals from the propeonent, in this regard, will be
reviewed and evaluated for efficiency.

2} The propenent had, at one time, inquired into their ability to connect to utility
lines within the JL Properties lease area and whether any connections to our utilities
would be feasible. Any proposed hookups to existing Elmendorf utility lines would require
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specific flow data and design plans in order to adequately evaiuate the request.
Complexities would be incurred by connecting te our water and/or sewer gystem. We are
supplied water by Fort Richardson and are connected to the Municipal water system only as
a back up. This proposed development, as well as our entire east side of the base, are at
the upper end of the sewage system (all sewage 1s collected and accumulates to a single
connection to AWWU towards the west end of the base). Our existing sewer system capacity
would be in question.

3} The subject property contains an "accident potential zone eagement, " restricting the
use and occupancy of approximately 11.62 acres of the property to specific uses, asg
outlined in the patent documents dated 31 Oct 1991. The proponent has proposed vacating
the easement, in whole or in part, to assist with unimpeded access and development of
their property. Elmendorf has agreed to evaluate the request and the developers were
advised that this request would be made to the Department of Interior, Bureau of Land
Management (BLM). Our concerns for this type of request would be specific to public and
flight safety within an accident potential zone, and would require further evaluation
including, but not limited to, the impacts from building heights, communications towers,
commercial advertising (balloons, banners, etc., to name but a few. The proponent also
indicated this area may be proposed for infiltration basins to capture storm water runoff.
This drainage infrastructure is proposed for the southwest corner of their development and
could extend into Alr Force property. This type of infrastructure could create
bird/aircraft strike hazards in an area of military aircraft operations. BAny potential
use of Air Force property will need to be carefully evaluated.

4) A Traffic Impact Analysis (TIA) was prepared by DOWL, on behalf of the proponent. The
TIA requires approval by the State of Alaska, DOT. To date, DOT has not granted approval
of the TIA, as currently presented, and additional information has been requested from
DOWL, to resolve concerns associated with the TIA. Our concerns relate to impacts to our
migsion and quality of life due to increased congestion along Muldoon {0Oilwell Road). It
is important to note that there are significant developments in the immediate area of the
Muldoon Gate. The Muldoon Gate is the first entry/exit point for personnel traveling from
Eagle River and the Valley. There have also been significant on-base housing developments
in that area. In addition, the VA intends to build a medical c¢linic on the north side of
Muldoon {Oilwell}. These additions compound traffic issues when you consider the traffic
created by Bartlett High School and the Alaska Native Heritage Center. The MOA Planning
Department has advised that additional information should be available from DOWL by
January 12, 2007 and, to date, Elmendorf has not received that information. Absent more
specific information, comments to the TIA cannot be made at thig time.

Note: Elmendorf contracted independently with DOWL to conduct a TIA, on behalf of the Air
Force, to evaluate traffic impacts at the Muldoon Gate area. This study was due to the
Air Force on 22 Dec 2006 and, to date, has not been received. Upon receipt, the air Force
will provide copy to the MOA, as requested. Elmendorf, in turn, requests copies of any
TIA prepared on behalf of the proponent.

5) The proponent proposes to develop right up to the Elmendorf Air Force Base boundary.
Furthermore, the area c¢losest to the boundary would be "industrial." Noise and visual
impacts to military housing units, as well as security and force protection impacts, at
the southeast boundary are of concern. A vegetation buffer currently exists between
military housing units and the west gide of the proposed development. Specific
information is lacking to adequately evaluate the impacts to military members. DPrevious
experience with delivery operations at the Joint Military Base Exchange (BX)/Commissary
would indicate that noise of this type would lessen the quality of life to military
housing occupants. Oux experience has demonstrated that a small vegetation buffer was
inadequate to alleviate noise concerns, and an earthen berm was constructed behind the
BX/Commisgsary to mitigate noise impacts to military housing occupants.

6) A potential impact to our military quality of life might be that increased competition
from new "big box" discount retailers could negatively impact our BX/Commissary. There is
precedent in the Air Force where similar competition from nearby retailers forced the
closure of the on-base retailers. We cannot evaluate this potential impact yet, as we do
not know the specific retailers that might reside in the new development,

Our expectation is that the end state development will be mitigated such that the military
installations will experience no degradation in mission, assets, or quality of life

These comments are based upon the limited amount of information regarding the proposed
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 retail development. Therefore, we reserve the right to further comment once a detailed
proposal is provided. We look forward to further discussions with you on this topic.

//SIGNED//
Valerie Payne, DAF
Community Planner

3 CES/CECD
6326 Arctic Warrior Drive
Elmendorf AFR AK 99506-2850

Phone: (907) 552-3376
Fax: (907) 552-7882
E-mail: wvalerie.payne@elmendorf.af.mil

————— Original Message-----

From: Chambers, Angela C. [mailto:ChambersACaci.anchorage.ak.us]
Sent: Thursday, December 28, 2006 10:55 AM

To: Payne Valerie L Civ 3 CES/CECD; Tanya S. Hickok, P.E.

Cc: O'Brien, Margaret R.; Ferguson, Sharon D.; Weaver Jr., Jerry T.
Subject: CIRI/Browman Development Issues for Commenting

Valerie,

Ag promised here are the list of issues to assist Elmendorf in commenting on the proposed
retail project at the southwest corner of Oilwell Road and Muldoon Road, on the north side
of the Glenn Highway. The public hearings have been Postponed tec January 29. Thus, we
will need comments between January 12 and 17th. DOWL is to have the APZ easement and TIA
resolved or close enough to resolution by January 12th. Thus, you should have more
information by then to comment. If you or any of your group have questions, please
advise. Margaret and I are available for teleconference or meetings, and Jerry will be in
the office after the 8th as well.

1) Moving the gate on 0ilwell Road - how far? DOWL will provide the information soon.

2} Water/sewer connect on JL's lease area. The petitioner is not propeosing this anymore,
but they would like to work with you on their drainage, and will work dirvectly with you if
they decide they would like to pursue a letter of non-objection for storm water drainage
over the property lines. However, that will not be an issue for this case for now. A
drainage plan is a requirement of the submittals, but drainage will be reviewed and
approved through the permitting arm of MOA.

3) Petitioner to resolve APZ issue by January 12th. DOWL said CTRI is in contact with
BLM.

4) Petitioner to resolve TIA and impact mitigation by end of January. MOA would also like
a copy of Elmendorf's TIA if possible, if Elmendorf can get us one when it is delivered.

5) Mitigating impacts of west side of structures in relation to military housing impacts,
i.e. noise, visual. There seems to be quite a bit of vegetation and buffer space between

the two uses, but this will be reviewed by MOA staff, and we'd appreciate it if you'd look
at this particular site and the adjacent housing in relationship to that.

Angela C. Chamberg, AICP

Senior Planner
Municipality of Anchorage
Planning Department

4700 Bragaw Street

PO Box 196650

Anchorage, AK 99519-6650

chambersac@muni.ory

tel. (907)343-7940
fax (907)343-7927
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Chambers, Angela C.

From: Payne Valerie L Civ 3 CES/CECD [Valerie.Payne@ELMENDORF .af.mil]
Sent: Tuesday, February 06, 2007 2:52 PM

To: Chambers, Angela C.

Cc: Walters Kenneth Civ 3 MSG/CD-I; Whittington John Capt 3 WG/JA
Subject: CIRI/Browman Development

Angela,

Regarding the proposed CIRI/Browman development, the following two comments are submitted
in addition to Elmendorf Air Force Base comments provided to the Municipality of Anchorage
{MOA}, Planning Department on 17 Jan 07:

1) At present, a navigation easement, 800 feet or above in height, exists over the entire
parcel. This easement ig for airspace and there will be no use allowed within the
easement which might interfere with the taking off and landing of aircraft from Elmendorf
Air Force Base or which otherwise constitutes an airport hazard. The proponent, in verbal
discussions, has indicated they would impose a building height restriction of 100 Ffeet
over the entire parcel, so as not to interfere with airspace and airport operations.
Ceiling height requirements are currently under review with Terminal Approach Procedures
and Airfield Operations personnel.

2) The proponent, in verbal discussions, requested a "letter of non-objection" from
Elmendorf, pertaining to the compatibility of their proposed uses within the existing
"accident potential zone easement" (see comment #3 of comments submitted 17 Jan 2007 to
the Municipality of Anchorage). To date, Elmendorf has not received any correspondence
from the proponent, outlining their specific request for our review. Please note that any
such review would require some time for local review, and may also require review from
higher headquarters staff, as well.

Thank you for the opportunity to provide further comment on the proposed CIRI/Browman
development. We look forward to reviewing a copy of the Municipality's Staff Report on
this subject.

On ancther note - Elmendorf is in receipt of the Elmendorf Air Force Base, Alaska, DRAFT
Traffic Engineering Study 5-Year and 50-Year Plans. Dowl Engineers has informed us they
will be providing copies of this document teo Robert Kniefel, MOA Traffic, and Scott
Thomas, State of Alaska, Department of Transportation, to assist in your planning efforts.

Please contact me with any questions.

/ /SIGNED//
valerie Payne, DAF
Community Planner

3 CES/CECD
6326 Arctic Warrior Drive
Elmendorf AFB AK 99506-2850

Phone: (907) 552-3376

Fax: (907) 552-7882
E-mail: valerie.payne@elmendorf.af.mil
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Anchor age MUNICIPALITY OF ANCHORAGE
/\/‘/\/\ . Traffic Department
MQﬁ‘OpOIltan Non-Motorized Transportation Coordinator
Area Permit & Development Center, 4700 South Bragaw Street
. P.O. Box 196650, Anchorage, AK 99519-6650
e Transportation voice (907) 343-8368, facsimile (907) 343-8088
AMATS Solutions e-mail: schanchele@muni.org
DEC 1 4 2006
DATE: December 13, 2006 " zm ity of Anc
ing Division
TO: Bob Kniefel, Traffic Engineer e
FROM: l.ori Schanche, Non-Motorized Transportation Coordinator
SUBIJECT: TIA Review - Northeast Anchorage Retail Development
' Revised

We have reviewed the TIA for the subject project and have the following
comments. 7 -

Section 4.2.3 Trip Redistribution (Frontage Road Access)

This section discusses traffic and vehicular access to the development, but
completely ignores any mention of the existing Glenn Highway Traii nor
discusses impacts to this trail the access road will have or mitigation of
impacts. We fail to see how this can be termed the Preferred Alternative
without this information. This is not the MOA Preferred Alternative.

Lack of Parking Analysis

The TIA is lacking in parking analysis which we feei should be reviewed. We
have concerns with the amount of parking proposed since it reduces
pedestrian connections to the site and within the site.

The total number of parking spaces proposed on the plans differs (4,759 on
SP1, and 4,765 on C1.0) and appear to be over the current required parking
spaces (3,172 on SP1 or 4,373 on C1.0). The building data reflects gross
area and we understand that one of the large retailers is including storage
space within their store. The storage space should not count as retail space
for parking calculations which makes proposed parking over the required
amount. It is my understanding that new draft Title 21 would require a
maximum of 135% of retail square footage.

This overage of parking is a negative impact to both the development and

the Municipality. Walking areas between stores is increased, affecting both
pedestrians and transit users. Allowing overages on parking also increases
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TIA Review - Northeast Anchorage Retail Development
December 7, 2006
Page 2

maintenance, is a waste of resources and affects street drainage and creeks
by adding additional runoff. Parking overages with this project alone adds
well over 12 acres of additional asphalt paving to the project, and that is not
using confirmed retail space amounts. (1,587 parking spaces x 180 sf (9x20
stall) plus aisles).

Municipal Plans also support keeping parking at the required amounts.
Anchorage 2020 Policy 21 notes, “All new commercial development shall be
located and designed to contribute to improving Anchorage’s overall land use
efficiency, traffic flow, transit use, pedestrian access and appearance.”

Chapter 5 of the Anchorage 2020, Plan Implementation terms excess of
surface parking as “ugly sprawl”, In an effort to become more efficient in
the use of the land, more favorable to pedestrians and transit, and more
attractive overall, Anchorage 2020 strategies seek to encourage alternatives
to surface parking such as parking garages.

We recommend that parking analysis be submitted to confirm maximum
parking requirements based on current standards. Any reduction of parking
will allow the development to accommodate pedestrian paths/walkways,
circulation and other comments as noted in our October 24 2006 Site Plan
Review comments (attached).

We also request additional vegetative buffer space between the parking area
to screen the development from the bike trail and the highway. This can be
more easily accommodated with reduction of parking.

Cc:  Craig Lyon, AMATS Coordinator
Angela Chambers, MOA Planning
Tom Davis, Physical Planning '
Glenda Radvansky, PM&E Private Development
Kristi Bischofberger, Water Quality
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7 el Municipality bf Anchorage

Office of Planning, Development, & Public Works

Project Management & Engineering Department -
Short Plat Comments RECEIVED
DEC 11 2006
DATE: November 16, 2006 | Musicipality of Anchorage
Zoning Division
- TO: Eileen Pierce, P&Z
FROM: Glenda Radvansky, PM&E
SUBJECT: Comments for Case Numbers:
2006-
2006-155
S-11549
S5-11550

Petitioner shall enter into a subdivision agreement with Private Development to for any
public infrastructure required as a result of the development prior to recording final plat.

Prior to final plat approval the petitioner shall submit to PM&E a comprehensive site
grading and drainage plan to resolve the need for drainage easements and drainage
improvements and to demonstrate that post development drainage will not adversely
impact adjacent properties or rights of way.

The petitioner shall provide a groundwater hydrology analysis of the subject area to
determine the seasonal high groundwater table elevation and to resolve the need for
footing drains and stub-outs to all lots within the proposed subdivision.

The petitioner shall submit to PM&E sufficient information about required infrastructure
to ensure the proposed infrastructure can be constructed in conformance with Title 21
and the DCM prior to recording final plat.

Project Management and Engineering recommends approval subject to the above
conditions,

PM&E comments for PZC cases: Hearing Date; December 2006 0 4 O



MUNICIPALITY OF ANCHORAGE /" i\

Traffic Department TRAFFIC
ED
DATE: October 12, 2006 Mumicipanity of Anchorage
Zoning Dwision
TO: Jerry T. Weaver, Platting Supervisor, Planning Department
THRU: Leland R, 'Coop, Associate Traffic Engineer
FROM: Mada Angell, Assistant Traffic Engineer

SUBJECT:  Traffic Engineering and Transportation Planning Comments for the
December 4, 2006 Planning and Zoning Commission

06-150 Anchorage Airport; Conditional Use; Grid 2023

Traffic Engineering and Transportation Planning have no comment.

06-151 Sec 24; Ektutna Rock Quarry; Conditional Use for a gravel
extraction; Grid NW2145

Traffic Engineering and Transportation Planning have no comment.

06-154 % 06-155 Elmendorf *95”; Rezoning from T(ransition) to B-3; Grid
1140

A project of this magnetite requires an approved Traffic Impact Analysis before
any meaningful comments can be provi8ded. Traffic Engineering and
Transportation Planning require that the case be postponed until there is an
approved TIA. The TIA will have to be approved by the Municipality and the State
DOT.

Page 1 of |
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o0l - (55
NECC Sis49
) SlISs5¢
North East Community Council Rasolution 1
TO:! MOA Planning: Zeoning & Platting Division & Urban Design Commissi
Mayor Mark Begich ﬁnglVED
Tim Potter, DOWL Engineers
Greg Jones, CIR NOV 2 0 2006
Vic De Melo, Browman Development Municipaiity of Anchorage
. Zoning Division
FROM: Peggy Robinson, President, North East Community Council "9

SUBJECT: CIRI Shopping & Entertainment Center Platting, Zoning & Site Plan

At the NECC general membership meeting of November 14, 2006, Tim Poiter of DOWL Engineers,
Vic De Melo of Browman Development, and representatives from Target, Inc. gave a comprehensive
presentation on the proposed Shopping and Entertainment Center to be located on North Muldoon
Road across from Bartiett High School. This inciuded providing answers, to the best of their abiiity, to
the 35 questions that were previously developed by a subcommittee of NECC and sent to them
before the meeting. They had previously met with both the NECC Executive Board and the
membership in September, providing us with an overview of their proposed development.

Members of NECC made the following motion in support of the proposed shopping & entertainment
center proposed by CIRI and Browman Development Corp:

NECC November 16, 2006 Motion (1);

The NECC generally supports the retail and sntertainment center proposed by CIRI and Browman
Development Corp. This includes rezoning of the property from T to B3, and the proposed site plan,
plating, and landscape plan as presented to the NECC on 11/1 6/2006.

Mation passed; 12 in favor, 2 opposed, 3 abstaining.

We ask that you consider our motion as you make decisions in the best interests of the NECC and
the community of Anchorage as a whole. Please contact me if you have any questions.

Signed: November 19, 2006

gy Ktinsomr

Peggy Robinson, President
632-6436
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Municipality of Anchorage
Office of Planning, Development, & Public Works
Project Management & Engineering Department

Shott PJaf Copufients
RECEIVED

DATE: November 16, 2006
NGV 1 7 2008
TO: Eileen Pierce, P&Z . Mmiﬁpauty of An
: chorage
: | Zoning Division
FROM: Glenda Radvansky, PM&E
" SUBJECT: Comments for Case Numbers:
06-154 __
2006-155
S$-11549
511550

Petitioner shall enter into a subdivision agreemént with Private Development to for any
public infrastructure required as a result of the development prior to recording final plat.

Prior to final plat approval the petitioner shall submit to PM&E a comprehensive site
grading and drainage plan to resolve the need for drainage easements and drainage
improvements and to demonstrate that post development drainage will not adversely
impact adjacent properties or rights of way.

The petitioner shall provide a groundwater hydrology analysis of the subject area to
determine the seasonal high groundwater table elevation and to resolve the need for
footing drains and stub-outs to all lots within the proposed subdivision.

The petitioner shall submit to PM&E sufficient information about required infrastructure
to ensure the proposed infrastructure can be constructed in conformance with Title 21
and the DCM prior to recording final plat.

Project Management and Engineering recommends approval éubject to the above
conditions.

PM&E comments for PZC cases: Hearing Date: December 2006
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FLOOD HAZARD REVIEW SHEET for PLATS
RECEIVED

Date: 11-09- NOV 1 3 2006
Casf: 2006-154 Municipaity of Anch
o Zoning Division

Flood Hazar oﬁé: C

Map Number: 0235

[ 1 Portions of this lot are located in the floodplain as determined by the Federal
Emergency Management Agency.

[] AMC 21.15.020 requires that the following note be placed on the plat:

“Portions of this subdivision are situated within the flood hazard district as it exists
on the date hereof. The boundaries of the flood hazard district may be altered
from time to time in accordance with the provisions of Section 21.60.020
{Anchorage Municipal Code). All construction activities and any land use within
the flood hazard district shall conform to the requirements of Chapter 21.60
{Anchorage Municipal Code)."

[] A Flood Hazard permit is required for any construction in the floodplain.

X] | have no comments on this case.

Reviewer: Jack Puff
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Pierce, Eileen A

From: ~eom—eee = - - Gfaff Alton R. RECE'VED o

Sent: Tuesday, November 07, 2006 4:19 PM

To: Stewart, Gloria |.; Pierce, Eileen A NOV © & 2006
Cc: Taylor, Gary A.; Bergt, Randy, Karcz, Jody M,
Subject: Zoning and Plat Case Reviews Municipaiity of Anchorage

Plat Case No. §11549, 11550 People Mover anticipates extending bus service out to the new Veteran's Hospital to be
built immediately across Muldoon Road/Oilwell Road from this plat. With this in mind, eastbound off street bus stops with
convenient pedestrian access should be incorparated into the plans far-side of the northwest entrance and also far-side of
the main enfrance road to the Ciri-Gateway subdivision.

The Public Transportation Department has no comment on the following plat cases:

51156331
$11540-1
511544-1
5115451
511546-1
5115471
511548-1
5115511
511552-1

Zoning Case No. 2006-155,2006-154 ) People Mover anticipates extending bus service out to the new Veteran's Hospital
to be built immediately across Muldéon Road/Oilwell Road from this plat. With this in mind, eastbound off street bus stops
with convenient pedestrian access should be incorporated in the ptans far-side of the northwest entrance and also far-side
of the main enirance road to the Ciri-Gateway subdivision

The Public Transportation Department has no comment on the following zoning cases:

2006- 138
164

Thank you for the opportunity to review.

Alton Staff, Operations Supervisor
People Mover 343-8230
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RECEIVED

MUNICIPALITY OF ANCHORAGE

Anchorage Water & Wastewater Utility NGV 0 7 2006
Municipaiity of Anc
MEMORANDUM Zoniny Or hchiorage

DATE: . November6, 2006
TO: Jerry Weaver, Zoning Division Administrator, Planning Department
FROM: Sandy Notestine, Engineering Technician, AWWU

SUBJECT: Zoning Case Comments
Planning & Zoning Commission Hearing December 4, 2006
Agency Comments Due November 6, 2006

AWWU has reviewed the case material and has the following comments.

2006-150  Anchorage Airport Subd. Lots 9 & 10, B 23, Lease ADA-31326 (Cond. Use for Hangar in
PL1 zone) Grid SW2023

1. If public water and sanitary sewer s, or will be, desired then the petitioner should resolve
connection issues with AWWU Planning and AWWU Field Services.

2006-151  Section 24, T16N R1W Parcel B (Cond. Use for Natural resource extraction)
Grid NW2165

1. The quarry is within the AWWU water service area but is not benefited by mains at this
time.

2. The quarry is outside of existing AWWU sewer drainage boundaries.

3. No specifics are provided as to where the materials are fo be transported and placed off-
site. Ballast, riprap and fines should not be stockpiled atop existing AWWY mains.

.’""“\ .
2006-154 / Elmendorf “95" Subdivision (Zoning T to B3) Grid SW1140

1. AWWU has no objection fo the rezone,
2006-155  Elmendorf “95” Subdivision (Site Plan Review) Grid SW1140

1. There are existing on-property private water lines serving Tract B, extended from the
public water main to the North of the Tract. Changes to on-site water and any installation
of sewer service lines will require private system reviews by AWWU. Extension of sanitary
sewer mainline will require the property owner to enter into a mainline extension
agreement with AWWU.

2. Water mainline service fo Tract A must come from the existing main to the north (HGL
327) vs. Patterson Street (HGL 424). On-property private water and sanitary sewer
extensions will require private system reviews by AWWU, Extension of sanitary sewer

C:ADocuments and Settings\cdeap\Local Settings\Temporary Internet Files\OLK174\06-15051.doc 0 4 6



RECEIVED
Municipality of Anchorage

MEMORANDUM mﬁg 30 2006
DATE: October 30, 2006
TO: Jerry Weaver, Manager, Zoning and Platting Division
FROM: Brian Dean, Code Enforcement Manager

SUBJECT: Land Use Enforcement Review Comments, Planning and Zoning Commission
case for the meeting of December 4, 2006.

Case #: ﬂ006-154

Type: Rezoning

Subdivision: Elmendorf “95”, Tract A
Grid: SW 1140

Tax ID #: 006-441-02

Zoning: T

Platting: 96-31, filed May 10, 1996

Lot area and width: AMC 21.40.180.F: “Minimum lot requirements are as follows:
1. Residential uses: As provided in section 21.40.060.F,
2. All other uses, including residential uses associated with other uses:

a. Width: 50 feet.

b. Area: 6,000 square feet.”

The lot meets the minimum area and width requirements.

Minimum lot dimensions: The lot meets the width, depth, and width-to-depth ratio
requirements of AMC 21.80.300.

OS&HP setbacks: Glenn Highway is a class V freeway. AMC 21.45.140 requires a 75 foot
from centerline development setback in addition to the zoning district setback. Municipal right-
of-way maps show sufficient dedication. A development setback is not required.

Yard requirements: AMC 21.40.180.G: “Minimum yard requirements are as follows:

1. Residential uses: As provided in section 21.40.060.G.
2. All other uses:
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Land Use Enforcement Review Comments,
2006-154 Page 2

a, Front yard; Ten feet.

b. Side yard: ... none, provided that al! buildings on the lot shall have a wali on the lot
line or shall be set back from the lot line at least ten feet.

c. Rear yard: ... none.”

Submit an as-built survey to Land Use Enforcement to verify compliance with yard setbacks.

Lot coverage: AMC 21.40.180.H: “Maximum lot coverage is as follows:
1. Residential: As provided in section 21.40.060.H.
2. All other uses: Unrestricted.”

Separation between buildings: AMC 21.45.030.B requires ten feet of separation between
principal and detached accessory buildings.

Clear vision area: Clear vision areas apply to this property.

Legal nonconformities: None have been established with Land Use Enforcement.
Enforcement actions: No land use cases are listed in CETS.

Use determination: Property tax records indicate a 3,208 square foot clubhouse built in 1996.

Building height: AMC 21.40.180.I: “Maximum height of structures is unrestricted, except that
no structure shall exceed the standards of section 21.65.050.”

The property is not within any established Airport Height Zone. A portion of the property is
affected by an *“aircraft accident potential zone” related to operations on Elemendorf AFB.

Off-street parking: AMC 21.45.080.X.7: “The off-street parking area, including all points of
ingress and egress, shall be constructed in accordance with the following standards:

a. A parking area related to any use within an urban or suburban use district, as defined in section
21.85.020, shall be paved with a concrete or asphalt compound to standards prescribed by the
traffic engineer.”

Parking requirements will be addressed during the building permit process when the property is
developed.

Off-street loading: Loading requirements will be addressed during the building permit process
when the property is developed.

Landscaping requirements: AMC 21.40.180.N: “Landscaping ...

2. Perimeter landscaping. Except adjacent to collector or arterial streets, visual enhancement
landscaping shall be planted along the perimeter of all outdoor areas used for vehicle circulation,
parking, storage or display.

3. Arterial landscaping. Arterial landscaping shall be planted along all collector or arterial streets.

048



Land Use Enforcement Review Comments,
2006-154 Page 3

4. Visual enhancement landscaping. All areas not devoted to buildings, structures, drives, walks,
off-street parking facilities or other authorized installations shall be planted with visual
enhancement landscaping.

5. Maintenance. All landscaping shall be maintained by the property owner or his designee.”

AMC 21.45.080.X.4.f requires refuse containers located within or on the same pavement as the
parking area to be screened by a wall, fence or landscaping constructed in accordance with

criteria established by the refuse collection agency.

Under the only codified definition of “adjacent” (AMC 21.45.200.B), the property does not
adjoin a residential district.

Landscaping requirements per AMC 21.40 and 21.45.080 will be addressed during the building
permit process when the property is developed.

Screening along major highways: This property is subject to the provisions of AMC
21.45.130.A.2: “Except as provided in subsection 3 of this subsection, the requirements in this
section apply to all lots in the ... B-3 ... and T use districts: ...

b. Adjacent to the right-of-way of the Glenn Highway, or to streets serving as its frontage roads,
east of Boniface Parkway and west of Peters Creek.”

Fences: AMC 21.45.110.A: “A fence may be constructed at the lot line, provided, however, that
front yard fences in residential zoning districts shall not exceed four feet in height ....”

Signs: All signs shall conform to the requirements of AMC 21.47.

Access: Public streets abut the property. Principal access to them would meet the requirements
of AMC 21.45.040.

Stream protection setbacks: The property does not adjoin any stream protected by AMC
21.45.210.

Wetlands: Map 6 shows the property as uplands.
Seismic hazard: The property is not within an area of high ground failure susceptibility.

Recommendations: If approval of this case is granted, Land Use Enforcement recommends the
following:

Submit an as-built survey to Land Use Enforcement to verify compliance with yard setbacks.

{Reviewer: Don Dolenc)
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MUNICIPALITY OF ANCHORAGE

Development Services Department
Right of Way Division

MEMORANDUM

RECEIVED

DATE: October 30, 2006
: : i GCT 3 © 2006
TO: Planning Department, Zoning and Platting Division
Menicipality of Anchorage
THRU: Jack L. Frost, Jr., Right of Way Supervisor i Zoning Division
FROM: Lynn McGee, Senior Plan Reviewer i€
SUBJ: Request for Comments on Planning and Zoning Commission case(s) for the

Meeting of December 4, 2006.
Right of Way has reviewed the following case(s) due November 6, 2006.

/06154 ) Elmendorf “95”, Tract A & B, grid 1140

' (Rezoning Request, B-3 to T Transition District)
Right of Way Division has no comments at this time.
Review time 15 minutes.

06-155 Elmendorf “95”, Tract A & B, grid 1140
(Site Plan Review, Large Retail/Commercial Establishment)
Right of Way Division has no comments at this time.
Review time 15 minutes.

S-11549-1 Ciri — Gateway, Tract A, grid 1140
Provide additional Utility and Drainage Easements as required
Review time 15 minutes.

S-11550-1 Ciri— Gateway, Tract A, grid 1140
Provide additional Utility and Drainage Easements as required
Review time 15 minutes.
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MUNICIPALITY OF ANCHORAGE /é
F

Traffic Department TRAFFIC
MEMORANDUM
DATE: 11-21-06
TO: Scott Thomas, ADOT Traffic Engineer
THRU: Bob Kniefel, Traffic Engineer, P.E.
THRU: Lee Coop, Associate Traffic Engineer
FROM: Jennifer Satterfield, Assistant Traffic Engineer

SUBJECT: Traffic Impact Analysis for Northeast Anchorage Retail
Development

The purpose of this Traffic Impact Analysis (TIA) is to determine the transportation related

_ impacts of a 95-acre Northeast Retail Development in Anchorage. The property is owned by
Cook Inlet Region, Inc. (CIRI) and is located in the northwest corner of the Muldoon
Road/Glenn Highway interchange. The proposed development includes approximately
950,000 square feet of retail space. The initial construction for the proposed development
will begin in 2007 with completion in 2008.

MOA Traffic Department has the following comments. We are asking for a return of the TIA
to the developer for update to reflect the following:

1. Table 1: Site Generated Trips needs to be re-calculated. Incorrect Peak Hour Distri-
bution percentages used in table.

2. ITE trip Generation Manual Shopping Center land use studies show a very wide range
of rates (.68 to 29.27). In order to provide better data for Anchorage local data '
should be generated at a comparable facility such as Dimond Mall. Gather local data
for Site Generated Trips for a multiplex theater and shopping center. In addition, we
would like to see copies of the five most recent regional center proposals from the
developer for centers at other locations in the USA in the 750,000+ GFA to see the
rates used in those proposals. ‘

3. Figure 5: Site Generated Traffic needs to be re-calculated (site traffic does not add
up between the site driveways).

4. During peak periods for shopping, such as holidays, site traffic can congest site
driveways. Site entrances must consider holiday traffic in design. This will allow bet-
ter traffic flow entering/exiting the site during the peek hour of the generator and
during holiday rush time while reducing congestion for the traffic by-passing the site.

5. Additional access options need to be considered. Two major access points with only
one signalized to handle the 2,700 vehicles per hour needs to be reviewed.

6. A major pedestrian movement will occur between the Bartlett High School area and
this site (lunch breaks, work opportunities).

7. The construction on Qilwell Road seems to suggest an eventual five lane section. It
would seemn better to state the final roadway configuration as a five lane rather than
adding an east and westbound lane.

If you have any questions or comments, please call Lee Coop at 343-8479.
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Page 1 of 1

Stewart, Gloria l.

From: Notestine, Sandy D. RECEW
Sent:  Monday, January 22, 2007 12:32 PM JAN 2 2 2007

To: O'Brien, Margaret R.; Pierce, Eileen A; Stewart, Gloria .; Weaver Jr., Jerry T'MUNiCIPﬁI,[T‘ ' OF ANCHORAGE
Cc: craigfsmith2@yahoo.com; b.rinckey@lounsburyinc.com PLATTING DIVISION
Subje@06-154 55 $11549 and $11550.pdf

Attached are the AWWU comments that were apparently due at the Pianning Department on January 1, 2007,
AWWU did not receive the request until January 18, 2007. The Zoning Commission Hearing is scheduled for
January 28th.

¥ |§55{u
Our comments were previously submitted on November 6, 2006. (See attached). 54 - o
0 a? )
If you have guestions regarding these comments, please call me. ol qél o -
-‘)
it

Sandy Notestine P

Engineering Technician @ 6
N

AWWLU

3000 Arctic Blvd
Anchorage, AK 99503
Phone: 564-2757
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MUNICIPALITY OF ANCHORAGE

Anchorage Water & Wastewater Utility RECEIVED
MEMORANDUM JAN 22 2007
PLATTING DIVISION

DATE: January 19, 2007
TO: Jerry Weaver, Zoning Division Administrator, Planning Department
FROM: Sandy Notestine, Engineering Technician, AWWU 803 Fal 5 0 //

SUBJECT: Zoning Case Comments
Planning & Zoning Commission Hearing January 29, 2007
Agency Comments Due January 1, 2007

AWWU has reviewed the case material and has the following comments.

2006-154, 155 Plats 511549, 511550  Elmendorf 95 Subd TR A & B Grid SW1140

1. All previous zoning and plat comments submitted for cases 2006-154, 2006-155, $11549
and 511550 for the December 4, 2006 hearing apply.

If you have questions pertinent to public water and sanitary sewer, you may call me at '564-2757 or the
AWWU Planning Section at 564-2739, or email sandy.notestine@awwu.biz.

Ce: email: North Crown Properties craigfsmieth2@yahoo.com 4

Lounsbury, Inc. b.rinckey@Iounsburying.com 0
FAX: KUA Inc.1-808-943-3140 g

033



MUNICIPALITY OF ANCHORAGE
Anchorage Water & Wastewater Utility

MEMORANDUM RECEIVED
JANTF 22007
DATE: November 8, 2006 ' w%%mg W
TO: Jerry Weaver, Zoning Division Administrator, Planning Department

FROM: Sandy Notestine, Engineering Technician, AWWU

SUBJECT: Zoning Case Comments - Amended
Planning & Zoning Commission Hearing December 4, 2006
Agency Comments Due November 6, 2006

AWWU has reviewed the case material and has the following comments.

2006-150  Anchorage Airport Subd. Lots 9 & 10, B 23, Lease ADA-31326 (Cond. Use for Hangar in
PL1 zone) Grid SW2023

1. If public water and sanitary sewer is, or will be, desired then the petitioner should resolve
connection issues with AWWU Planning and AWWU Field Services.

2006-151  Section 24, T16N R1W Parcel B (Cond. Use for Natural resource extraction)
Grid NW2165

1. The quarry is within the AWWU water service area but is not benefited by mains at this
time.

2. The quarry is outside of existing AWWU sewer drainage boundaries.

3. No specifics are provided as to where the materials are to be transported and placed off-
site. Ballast, riprap and fines should not be stockpiled atop existing AWWU mains.

2006-154  Elmendorf "95” Subdivision (Zoning T to B3) Grid SW1140
1. AWWU has no objection to the rezone.
2006-1535  Elmendorf “85” Subdivision (Site Plan Review) Grid SW1140

1. There are existing on-property private water lines serving Tract B, extended from the
public water main to the north of the tract. Changes to on-site water and any installation of
sewer service lines will require private system reviews by AWWU.

2. Extension of sanitary sewer or water mainlines will require the property owner to enter into
a mainline extension agreement(s) with AWWU.

3. Owner is to resolve water main service issues with AWWU,

C:\Documents and Settings\pwgis\Local Settings\Temporary Internet Files\OLK11C\06-1501511541558- 5 4
11549 S-11550-B1.doc 0
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Zoning Case Review JAN 2 2 2007
Hearing Date 12/04/2006 MUNICIPALITY OF ANCHORAGE
Page 2 of 2 PLATTING DIVISION

4. All public sanitary sewer that has potential to serve the developments is to the south
across the Glenn Highway. Any proposed public sanitary sewer main must cross the
Glenn Highway.

5-11549  CIRI-Gateway Subd. Tract A (Elmendorf “95” Subdivision Tract A & Tract B), (Plat fora
large retail/commercial establishment) Grid SW1140

1. A d42-inch water transmission main is located within the 150-foot utility easement on the
northern property line of the proposed Tract. A 12-inch water main is also located within
the utility easement. The proposed Tract can only be served by the 12-inch main.

2. Sanitary sewer is not available to the propased Tract. if the petitioner desires sanitary
sewer service or it is required by the platting authority in accordance with AMC 21.85.170
the petitioner must enter into a mainline extension agreement with AWWU. All public
sanitary sewer that has potential to serve the tract is to the south across the Glenn
Highway. Any proposed public sanitary sewer main must cross the Glenn Highway,

3. Existing private system on-property water lines serve Tract B. Any changes or additions
to the existing private system water fines must be reviewed approved and inspected by
AWWU Field Services.

S-11550  CIRI-Gateway Subd. Tract A (Eimendorf “95” Subdivision Tract A & Tract B), (Plat for a
targe retaillcommercial establishment) Grid SW1140

1. All comments above for proposed plat S-11549 apply to the subject platting action case.
2. AWWU objects to any permanent structures proposed within the 150-foot Utility
easement. (Note specifically areas in Frag Lots 1,2, 5 &7.)

If you have questions pertinent to public water and sanitary sewer service, you may call me at 564-2757 or
the AWWU Planning Section at 564-27389, or email sandy.notestine@awwu biz.

CADocuments and Settings\pwgis\Local Settings\Temporary Internet Files\OLK11C\08-1501511541558- 0 5 =
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Municipality of Anchorage
Planning Department

Applidatioh‘fo'r Zoning Map Ame_ndment | | anning Depart

Anchorage, AKX 99519-6650

Please fill in the information asked for below.

PETITIONER* PETITIONER REPRESENTATIVE ¢F any)
Name (last name first) Mame (last name firsf)
Cook Inlet Region Inc. (CIRIL} DOWL Engineers
Mailing Address Mailing Address
2525 C Streetp Suite 500 40 4041 B Street
Anchorage, AK 99503 Anchorage, AKX 99503
Contact Phone: Day: -, _ge3g Night: Contact Phone: Day: 5¢5..0000  Night:
FAX: 279.-8836 FAX: 563-3953
E-mail: E-mail; .
snainefdowl . ocom

“Raport additiona! petitioners or disclose other co-owners on supplemeantal form. Fatiure to divuige other barieficlal interest owners may delay processing of this application.

PROPERTY INFORMATION

Property Tax #00000000900)  p5-441-02; 006-441-03
Site Street Address: 3100 & 1200 North Muldoon Road
Current legal description: {use additional sheet if necessary)

Tract A and Tract B, Elmendorf "95" Subdivision

Zoning: ¢ (pransition) | Acreage: 63.1 and 32.1 . | Grid# sw 1140

t hereby certify that (1 am){! have been authorized to act for) owner of the property described above and that | petition to rezone it in conformance
with Title 21 of the Anchorage Municipal, Code of Ordinances. | understand that payment of the application fee is nonrefundable and is to cover
the cosls associated with processing this application, and that it does not assure approval of the rezoning. | also understand that assigned
hearing dates are lentative and may have to be postponed by Planning Department staff, the Planning and Zoning Commission or the Assembly
for administrative reasons.

by

October 18, 2006
Date Sig néfure (ﬁ(‘g{nts must pr;vidx\wriﬂen proof of authorization)

20-002 (Rev. 05102)° Front



Ap Ilcallon for Zoning -_ Arnendmem continued

COMPREHENSIVE PLAN INFORMATION e
Anchorage 2020 Urban/Rural Services: B Urban [ Rural

Anchorage 2020 West Anchorage Planning Area: O Inside il Outside

Anchorage 2020 Major Urban Elements: Site is within or abuts:

O Major Employment Center {1 Redevelopment/Mixed Use Area [ Town Center
L Neighborhood Commercial Center [ Industrial Center

M Transit - Supportive Development Corridor

Eagle River-Chugiak-Peters Creek Land Use Classification: N/

O Commercial O Industrial O Parks/%pens space O Public Land Institutions
L1 Marginal land 0 Alpine/Slope Affected 0O Special Study

£ Residential at dwelling units per acre

Girdwood- Turnagain Arm N/A

O Commercial O3 Industrial [1 Parks/opens space O Public Land Institutions
0O Marginal land [J Alpine/Slope Affected [ Special Study

[ Residential at dwelling units per acre

ENVIRONMENTAL INFORMATION (a1 or portion of site affected)

Wetland Classification: W Nong o'c* O A

Avalanche Zone: i None I Blue Zone [ Red Zone

Floodplain: M None 0100 year [ 500 year

Seismic Zone {Harding/Lawson): O W2 O3 04" 0's"

RECENT REGULATORY INFORMATION (Events that have occurred in last 5 years for all or portion of site}

O Rezoning - Case Number:

B Preliminary Plat ] Final Plat - Case Number(s): ¢ sncpypvvestly with Hhis @ ool Ccetton
{3 Conditional Use - Case Number(s): ! ik

O Zoning variance - Case Number(s):

[ Land Use Enforcement Action for

[ Building or Land Use Permit for

1 Wetland permit: TI Army Corp of Engineers [ Municipality of Anchorage

APPLICATION ATTACHMENTS

Required: B Area to be rezoned location map M Signatures of other petitioners (if any)
B Narrative statement explaining need and justification for the rezoning; the proposed land use and
development; and the probable timeframe for development,
03 Draft Assembly ordinance to effect rezoning.

Optional: {1 Building floor plans to scale [1 Site plans to scale O Building elevations
[ Special limitations O Traffic impact analysis [ Site soils analysis
1 Photographs

APPLICATION CHECKLIST

1. Zoning map amendments require a minimum of 1.75 acres of land excluding right-of-way or a boundary common to
the requested zone district.
2. The petitioning property owner(s) must have ownership in at least 51% of property to be rezoned.

098
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SEE ATTACHED

' STANDARDS FOR ZONING MAP AMENDMENTS

The petitioner must provide a written narrative which addresses the following standards. Zoning map amendment
applications which do not address these items will be considered invalid and will hot be accepted for public hearing by the
Department of Community Planning and Development. {Use additional paper if necessary).
A. Conformance to Comprehensive Plan.
1. If the proposed zoning map amendment does not conform to the land use classification map contained in the
applicable Comprehensive Plan, explain how the proposed rezoning meaets one or more of the following standards:
a. The proposed use is compatible because of the diversity of uses within the surrounding neighborhood or
general area;

b. The proposed use may be made compatible with conforming uses by special limitations or conditions of
approval concerning such matters as access, landscaping, screening, design standards and site planning; or

¢. The proposed use does nat conflict with the applicable Comprehensive Development Plan goals and policies.

2. H the proposed zoning map amendment does not conform to the generalized residential intensity (density) of the
applicable Comprehensive Plan map, explain how the proposed rezoning meets the following standards:

a. In cases where the proposed rezoning would result in a greater residential intensity (density), explain how the
rezoning does not alter the plan for the surrounding neighborhood or general area, utilizing one of the following
criteria;

i. The area is adjacent to a neighborhood shopping center, other major high density mode, or principal transit
corridor.
ii. Development is governed by a Cluster Housing or Planned Unit Development site plan,

b. In cases where the proposed rezoning would result in a iesser residential intensity (density), explain how the
rezoning would provide a clear and overriding benefit to the surrounding neighborhood.

c. Explain how the proposed residential density conforms with the applicable Comprehensive Development Plan
goals and policies pertaining to the surrounding neighborhood or the general area.

B. A zoning map amendment may be approved only if itis in the best Interest of the public, considering the foliowing
standards:
1. Describe the effect of development under the amendment and the cumulative effect of similar development on (a)
the surrounding neighborhood, (b) the general area, and {¢) the community with respect to the following (The
discussion should include the degree to which proposed special limitations will mitigate any adverse effects.); 8 1

20-037 (rev 5/95) MOA 25 ATTAGHMENT 1, Page 1



SEE ATTACHED
a, Environment:

b. Transportafion:

c. Public Services and Facilities:

d. Land Use Patterns;

Note: Surrounding neighborhood

General Area
Community

= 500-1000' radius
= 1 Mile radius
= Anchorage as a whole

2. Quantify the amount of undeveloped (vacant) land in the general area having the same zoning or simifar zoning

requested by this application. Explain why you feel the existing available land is not sufficient or is not adequate to
meet the need for land in this zoning category?

3. When would development occur under the proposed zoning? Are public services (i.e., water, sewer, street, electric,

gas, etc.) available to the petition site? If not, when do you expect that it will be made available and how would this
affect your development plans under this rezoning?

4, |f the proposed rezoning alters the use of the property from that which is indicated in the applicable Comprehensive

Plan, explain how the loss of land from this use category (i.e., residential, commaercial, industrial) might be
regained elsewhere in the community?

20-037 (rev 5/95) MOA 25

ATTACHMENT 1, Page 2



Al.c.

A2a.

B.1.a.

NORTHEAST RETAIL DEVELOPMENT
RESPONSES TO THE STANDARDS FOR ZONING MAP AMENDMENT

The proposed zoning amendment request is from the existing “T”, or Transition Zone to
B-3. The 95-acre site lies contiguous to residential-zoned land (R-4, south of Glenn
Highway) and is only permitted in accordance with provisions and standards of the least
intensive land use zone within a 1,000 foot radius of the boundary of the existing T-zoned
property. In this case the least intensive zoned land within a 1,000 foot radius is R-1.
The R-1 district does not permit large retail establishments, the proposed use for this site.
Therefore, rezoning the site to B-3, which permits large retail establishment, would put
this use in conformity with AMC Title 21.

The proposed zoning amendment conforms to the land use classification map that
recently received concept approval by the Planning and Zoning Commission. The land
use map designates this area at the intersection of the Glenn Highway and Muldoon Road
as a “Regional Commercial Center”. A Regional Commercial Center is described as a
conglomeration of large-scale retail uses that form major centers of commercial activity.

The commercial retail development proposed for this site complies with the 2020
Anchorage Bowl Comprehensive Plan (ABC 2020 Plan). Tract A, the vacant lot, is
identified as being suitable for development in the plan (pg. 24-26 ABC 2020 Plan).

The Northeast subarea, where this project is situated, according to the 2020 Anchorage
Bowl Comprehensive Plan, is the most populous area in the Anchorage Bowl. West of
this proposed development is more “T” zoned property owned by the military. They
have identified this area as crash zone for aircraft that only allows lower-density, single-
family dwellings and other uses, which do not tend to congregate people. Noise levels
related to the military air base may pose a problem for any future high density housing in
this area.

This development has no impact on current residential density as this is existing vacant
land.

N/A
It is anticipated that the proposed B-3 zoning will have no impact to the environment.

A Traffic Impact Analysis (TIA) is currently being executed for the large retail
establishment submittal. It is in draft form being reviewed by the Municipal Traffic
Engineer. We anticipate a completed final draft by the first week in November 2006.

All public services and facilities are available and can be successfully connected to the
site.

The rezone request is consistent with land use patterns in the surrounding area. The land
north and west of the property is zoned “T” and is owned by the military. The land east of
this site is zoned PLI, which contains a high school. The land south, across the Glenn
Highway is zoned R-4. Muldoon Road, which provides access to the site, is considered a
transit-supportive development corridor in the 2020 ABC Plan.

Page - 1
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Northeast Retail Development Responses to the Standards For Zoning Map Amendment

B.2. The majority of the vacant land in the general area does not have the same “T” zoning as
this site, except for the military property. Most of the vacant land is zoned PLI or R-3.

B.3. The proposed development anticipates an initial phase of the project beginning in spring
2007. The grand opening of the initial phase will be fall 2008, while the remaining build-
out will be phased during the following three years.

B.4. N/A

D59479.NE Retail Rezone Responses to the Standards.SAP.101806.mas
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Page 1 of 2

Chambers, Angela C.

From: Susie A. Paine [spaine@dowl.com)]
Sent:  Thursday, November 16, 2006 2:19 PM
To: Chambers, Angela C.

Cc: Tanya S. Hickok, P.E.

Subject: NE Retail

Angela,

This is in response to the zoning standards for the NE Retail Development zoning amendment, specifically item
B.2 on page 2 of the rezone application. We [dentified the "T" zoned areas in the vicinity, but not the B-3, or
commercial areas.
In review of the zoning map for B-3 zoned areas, we found very few. All the land along the north side of the
Glenn Highway, directly west and north of the proposed project site, within a one-mile radius is zoned "T" and is
owned by the military. The parcels less than a mile to the east are zoned PLI, but beyond that the land is zoned
I!T.ll
The area south of the Glenn Highway is where there is a greater variety of zoning, but most of it is developed,
not vacant land, and is zoned residential.
There are a few exceptions;

K-T Square Subdivision at the intersection of DeBarr Road and Muldoon. Fred Meyer is the supercenter there
as well as the controversial rezoning of the property just west of that for a prpposed Sams Club and WalMart.

There is also some B-3 zaned parcels in the southeast corner at the intersection of the Glenn Highway and
Boniface Parkway, in Oneill Subdivision. The uses in that B-3 area include storage or warehouse, bar/lounge, and
strip mall.

The other existing B-3 parcels are adjacent and scattered along the Muldoon Road corridor, south of this site.
These are mostly one lot deep, and transition into residential.

The cther parcel that was recently rezoned to B-3 is at the intersection of the Glenn Highway and Mountain
View Drive. This is approximately two-miles away, not in the one-mile radius of B-3 zones we are identifying. This
site was recently approved for a large retail establishment.

Let me know if you need anything furthter,
Susie

Susie A. Paine
Land Use Planner

A4DOWL

ENOBINEERS

(907) 5622000

DOWL Engineers
4041 B Street
Anchorage, AK 99503
Fax (907) 563-3953
www.dowl.com

IMPORTANT INFORMATION ABOUT THIS COMMUNICATION This electronic communication {including any appended material) is intended solely for the use
of the person or entity to which it is addressed. Because the communication may conlain information that is confidential, privileged, or legally exempt from
disclosure, you are prohibited from reading, disclosing, reproducing, distributing, disseminating, or atherwise using the communication if you are not its intended
recipient. Accordingly, if you have received this communication because of error or inadvertence on our part or on the part of one of the recipients, we ask that you
please, for your own protection, immediately notify the sender by electrenic communication immediately delete this message from your system. Please note that
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Page 2 of 2

elzctronic communication has been used to expedite delivery of information and, as a consequence, the communication may have not been subjected to our customary
internal review. DO NOT RELY on professicnal recommendations professional opinions, plans, specifications, ot other instruments of professional service that are
delivered electronically. Any such material may have been corrupled by electronic detivery bugs. RELY ONLY on the hard copy that we will issue to you by mail or
delivery service.
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NN ENGINEERS®
A Division of DOWL LLC

November 13, 2006
W.0. D59479

Ms. Angela Chambers
Municipality of Anchorage
Planning Department

4700 South Bragaw Street
Anchorage, Alaska 99519

Subject: Northeast Anchorage Retail Development
Tracts A and B, Elmendorf “95” Subdivision
Re-submittal for Large Retail Establishment Site Plan Review
Major Highway Screening Review, Preliminary Plat, Fragment Lot Site Plan,
and Zoning Map Améndment

7 Dear Ms. Chambers:

DOWL Engineers (DOWL), on behalf of Browman Development Company, Inc. (BDC), is
re-submitting information for the Large Retail Establishment Site Plan Review, Major Highway
Screening Review, Preliminary Plat, Fragment Lot Site Plan, and Zoning Map Amendment ag
requested by the Municipality of Anchorage (MOA) on October 31, 2006. As mentioned in our
Post-Application meeting with the MOA on November 6, 2006 we would like to maintain the
December 11, 2006 Planning and Zoning Commission hearing date and the December 13, 2006 Urban
Design Commission hearing date.

DOWL has gone through each identified MOA comment and has provided a statement on how we
have responded our responses our listed in italics. Please see below for further information:

1. Finalized TIA. The accesses to the Glenn drive the site layout significantly.

DOWL is in the process of finalizing the TIA for submittal to the MOA Traffic Department and
DOT&PF Monday November 13 2006.

2. 14 copies of the full size landscape plan with planting details
Revised landscape plans attached for your review.

3. SF per building, use of each building, and parking counts (required vs. provided) for each building
and its associafe frag Jot. Info needs to be on the frag lot site plan and on the full size site plan for
the large retail establishment review.

A spreadsheet with the above information has been prepared and is attached for your review.
There are a few fragment lots that do not provide the required parking, but it is clear that the total
parking required is provided over the entirety of the parcel.

4. Full size final topo, drainage and grading plans for each file except rezone, along with 8 2 x 11 for
said files.

Copies have been made and are attached for your review.
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Ms. Angela Chambers
Municipality of Anchorage
Planning Department
November 13, 2006

Page 2

5. Highway screening cannot be removed if existing, cannot have gaps in it for views into the site and
cannot have signage in the screening area.

Developer will pursue UDC Approval and subsequent ZBEA Approval for selective trimming.
Signage will not be within the highway screening easement.

6. Need elevations in color and that are not so small — need to be readable.
The elevations have been revised to be in color and at a larger scale. Please see attached.

7. Address concerns of having multiple accesses over the bike trail along the Glenn. How many
crossings and what type. This is for the LRE application.

The bike trails will have a combination of either stop controlled access or they will be grade
separated bike trails.

The details will be worked out when/if the Glenn Highway frontage road access becomes actual.

8. Where are the outdoor storage and display areas, and what are the screening materials? Include in
narrative and show on the plan for the LRE application.

The container storage area has been labeled on the site plan and is discussed in the narrative.
The outdoor storage area has been labeled on the site plan and is discussed in the narrative.

9. Need blow ups of the community spaces and show locations on the site plan.
A typical community space blow up drawing is attached for your review.

10. Address snow storage and removal in narrative and show temporary storage locations on the site.

The snow storage area has been labeled on the site plan and addressed in the narrative in more
detail. '

11. Can’t tell where the drainage retention.or detention ponds are on the site plan.
The storm water ponds have been labeled on the site plan.

12. Go through the standards for a large retail establishment and address them more completely, and
show on the site plan, where appropriate, how you are providing these items. Examples are
community spaces, ped access, etc. ‘

The site plan has been revised to label appropriate areas as requested.

13. Phasing plan for the LRE and address the need for a phasing plan for the frag lot site plan. We’ve
had trouble in the past with these not being phased as the additional buildings come in and the site
layout changes.

A phasing plan drawing has been attached for your review.
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Ms. Angela Chambers
Municipality of Anchorage
Planning Department
November 13, 2006

Page 3

14. Show which buildings are coming in first on the site plan.

See #13 above.

15. Rezone narrative needs further information. Address the standards. Address the Comp Plan
further. The draft land use plan map is not an adopted element for use in guiding rezonings. May
need to address mixed use concept and why it is or is not appropriate for this location. Address
more thoroughly and specifically in relationship to AMC 21.20.

The rezone narrative has been revised and is attached for your review.

16. Address why there is no parking garage, or be prepared for said discussion at the post application
meeting,.

The Developer will discuss this issue with the Planning Department stafff at the scheduled
November 16th meeting.

17. Ped access is likely necessary across the larger expanses of parking from east to west, especially
from the building on the west side, leading to the boulevard style drive.

The site plan has been revised to show additional pedestrian access, as well as a pedestrian
circulation drawing, both are attached for your review.

18. Need an exterior sign plan.

An exterior site plan has been prepared and is attached for your review.
19. Need the outdoor lighting plan.

Outdoor lighting has been added to the site plan.
20. Discuss the project’s horthern'design elements.

The narrative (page 8) describes in detail the northern design elements of this project. We have
also added the extent of heated sidewalks to the site plan.

Should you have any questions regarding the information provided please feel free to give me a call at
your convenience. Thank you for your time and cooperation in this matter.

Sincerely,
DOWL Engmeers

Tartya S. Hickok, P.E.
Civil Engineer

Attachments: As stated

D59479.Chambers. TSH.111306.mas 0 6 g



Northeast Anchorage Retail Development

Fragment Lot Site Ptan Parking Required vs. Parking Provided

Fragment Lot Parking Requirad Parking Provided % Provided
1. 691 973 141%
2 N/A N/A N/A
3 38 38 100%
4 28 28 100%
5 520 502 97%
6 58 58 100%
7 58 142 245%
8 B4 426 507%
9 60 73 122%
10 60 60 100%

1 143 146 102%
12 25 37 148%
13 25 25 160%
14 120 120 100%
15 143 144 101%
16 30 30 100%
17 68 68 100%
18 68 68 100%
19 30 34 113%
20 130 133 102%
21 260 244 94%
22 45 31 69%
23 45 49 109%
24 183 143 78%
25 150 108 72%
26 25 29 116%
27 40 37 93%
28 294 . 187 64%
29 30 19 63%
30 200 107 54%
3 N/A N/A N/A
32 805 522 65%
33 83 79 95%
34 N/A N/A N/A
35 0 86 N/A
TOTALS 4539 4746 105%
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Northeast Anchorage Retail Development
Large Retail Site Plan Review November 10, 2006

Al.c.

Az2a,

RESPONSES TO THE STANDARDS FOR ZONING MAP AMENDMENT

The proposed zoning amendment request is from the existing “T”, or Transition Zone to
B-3. The 95-acre site lies contiguous to residential-zoned land (R-4, south of Glenn
Highway) and is only permitted in accordance with provisions and standards of the least
intensive land use zone within a 1,000 foot radius of the boundary of the existing T-zoned
property. In this case the least intensive zoned land within a 1,000 foot radius 1s R-1.
The R-1 district does not permit large retail establishments, the proposed use for this site.
Therefore, rezoning the site to B-3, which permits large retail establishment, would put
this use in conformity with AMC Title 21,

The proposed zoning amendment conforms to the land use classification map that
recently received concept approval by the Planming and Zoning Commission. The land
use map designates this area at the intersection of the Glenn Highway and Muldoon Road
as a “Regional Commercial Center”. A Regional Commercial Center is described as a
conglomeration of large-scale retail uses that form major centers of commercial activity.

The commercial retail development proposed for this site complies with the 2020
Anchorage Bowl Comprehensive Plan (ABC 2020 Plan). Tract A, the vacant lot, is
identified as being suitable for development in the plan (pg. 24-26 ABC 2020 Plan).

This project adheres to the Planning Principles in the ABC 2020 Plan, including, but not
limited to: designing and installing public spaces: improving the architectural quality of
commercial development that is also responsive to our northemn climate: and designing
roads, bus stops, and sidewalks for year-round use. These will be achieved by
implementing strategies from Policy Numbers 21, 35, 43, 80, and 81 of the ABC 2020
plan.

Policy 21 - The proposed development contributes to Anchorage’s land use efficiencies
and compatibilities. The area is designated as a Regional Commercial Center on the
Land Use Plan Map, and the project incorporates architectural and site design standards,
such as breaking up the fagade and roofline of the building to reduce the appearance of
massive scale.

Policy 35 - A traffic impact analysis has been performed and submitted to the MOA and
the State of Alaska Department of Transportation and Public Facilities (DOT&PF). This
will allow for an assessment of traffic impacts.

Policy 43 - This project is being reviewed for a large retail establishment site plan review.

Policy 80 - Utilities will be located underground, and storm water will be directed to
catch basins throughout the site and piped and transmitted to a detention/retention pond
via bioswales and pipes.

Policy 81 - Snow will be plowed and removed from the site or stored in overflow parking
areas in order to maximize pedestrian and vehicular movement and safety.

The Northeast subarea, where this project is situated, according to the 2020 Anchorage
Bowl Comprehensive Plan, is the most populous area in the Anchorage Bowl. West of
this proposed development is more “T” zoned property owned by the military. They
have identified this area as crash zone for aircraft that only allows lower-density, single-
family dwellings and other uses, which do not tend to congregate people. Noise levels

Page - 1
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Northeast Anchorage Retail Development
Large Retail Site Plan Review November 10, 2006

related to the military air base may pose a problem for any future high density housing in
this area.

b. This development has no impact on current residential density as this is existing vacant

land.

c. N/A

B.1.a.
b.

B.2.

B.3.

B.4.

It is anticipated that the proposed B-3 zoning will have no impact to the environment.

A Traffic Impact Analysis (TIA) is currently being executed for the large retail
establishment submittal. It is in draft form being reviewed by the Municipal Traffic
Engineer. We anticipate a completed final draft by the third week in November 2006,

All public services and facilities are available and can be successfully connected to the
site.

The rezone request is consistent with land use patterns in the surrounding area. The land
north and west of the property is zoned “T” and is owned by the military. The land east of
this site is zoned PLI, which contains a high school. The land south, across the Glenn
Highway is zoned R-4. Muldoon Road, which provides access to the site, is considered a
transit-supportive development corridor in the 2020 ABC Plan.

The majority of the vacant land in the general area does not have the same “T” zoning as
this site, except for the military property. Most of the vacant land is zoned PLI or R-3.

The proposed development anticipates an initial phase of the project beginning in spring
2007. The grand opening of the initial phase will be fall 2008, while the remaining build-
out will be phased during the following three years.

N/A

D59479.NE Retail Rezone Responses to the Standards SAP.111006.t0a
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EXHIBITE

UNEIFORM SIGN PROGRAM
Retail Sign Criteria

NWC Glenn Highway & North Muldoon Rd.
Anchorage, Alaska

SHOPS ELEVATIONS: Shops/Pad Buildings

These criteria have been established for the Shops Building Elevations labeled as “Shops” or “Pad” on the
Exhibit E-] Site Plan attached hereto. The purpose of these criteria is to assure a coordinated sign program and
to maintain a continuity of quality and aesthetics throughout the Shopping Center for the mutual benefit of all
tenants. Conformance will be strictly enforced. Any installed non-conforming or unapproved sign must be
“brought into conformance at the non-conforming tenant's expense. These Sign Criteria are subject to change
"based on the Municipality of Anchorage’s and Landlord and Major Anchor’s approval. It is agreed by Tenant
to adhere to any future changes. It is agreed that this Retail Sign Criteria shall remain in fotce as written,

The Shopping Center Property Manager shall administer and interpret sign criteria, but is not empowered to
authorize any departure from criteria without written approval of Landlord.

Landlord requires all sign manufacturersfinstallers to submit with their sign drawings a Certificate of Insurance
for Workman's Compensation, Property Damage and Public Liability. The minimum public liability limit shall
be One Millien Dollars ($1,000,000,00) per occurrence which shall insure the sign contractor, Tenant and
Landlord against property damage or liability claims caused by or connected with the installation, use, or
structural sufficiency of the sign. A Certificate of Insurance shall be provided to the Landiord.

GENERAL REQUIREMENTS

All signs shall be constructed and installed at the Tenant's expense.

1. Tenant will not permit any signs, advertisement, banners, pennants, insignia, trademarks, or notices
to be displayed, inscribed upon or affixed to any part of the outside or interior of any premises, without the prior
sole and absolute approval of Landlord. .

2. Prior to applying for Municipality approval or a Municipality permit and prior to sign fabrication,
Tenant shall

submit to the Landlord for writien approval, either a). two (2) copies of detailed shop drawings (one (1) in full
color) indicating the location, size, layout, design, color, iIIuminatiéj?j, materials, and method of attachment, or
b). a pdf / jpeg sign rendering packing in color detailing the prospective building elevations, signage materials,
length, width, overall sign area, and color specifications. These sign drawings shall include location, size, style
of lettering, materials, type of illumination, installation details, color selection, logo design and method of
attachment. At least one of the plans submitted for approval shall be in color.

3. All permits for signs and their instailation shall be obtained by the Tenant, Tenant's sign contractor,
or their representative prior to instaliation.

4. The Tenant and/or sign contractor shall be responsible for the fulfiliment of all requirements and
specifications prior to installation.

5. Tenant shall be responsible for the installation and maintenance of the sign in good working order

once the installation is complete which shall include, but not be limited to, replacement of damaged letters and
burned out neon tubing at Tenant expense. In the event Landiord notifies Tenant of an existing defect and
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Tenant fails to core said defect within thirty (30} days after notification by Landlord, Landlord may cause the

.defect to be repaired. Tenant hereby agrees (o reimburse Landlord for the cost of any such tepairs within ten

(10) days after receipt of an invoice setting forth those costs incurred by Landlord.

6. Each Tenant shall be fully responsible for the operation of the Tenant's sign contractor, or any other
subcontractor, and shall indemnify, defend and hold harmless Landlord form all damage, liability, costs,
expenses, causes of action, mechanic’s liens and stop notices on account thereof.

7. Tenant must have signs completely installed (including connection of sign display and primary
wiring in the sign band area stipulated by Landlord on the canopy and/or under the canopy) prior to
opening for business.

8. No exposed crossovers of conduit will be permitted.

9. Signing for Tenants, located in the Building Area labeled “Shops™ or “Pad” on the attached Exhibit
E-1 shall be consistent with the architecture of the building, and shall be subject 1o the Design Requirements

* included in this agreement as listed below and all poverning agencies having jurisdiction over the shopping

canter,

10, All signs and their installation shalt comply with ali building codes, electrical codes, other applicable
jaws, ordinances, rules and regulations, agencies and utilities having jurisdiction over building signs. Signs not
installed in strict accordance with said codes and/or without having received Landlord's previous approval plans
and specifications shall be corrected by the Tenant, at Tenant's cost and expense, upon demand by the
Landlord. If not corrected within thirty (30) days, the sign(s) may be corrected by Landlord at Tenant's
expense.

11. Frection of any sign shall be promptly and safely completed with as-little disruption io business and
traffic as possible and with minimum of inconvenience to the Landlord and the other tenants.

12.  All signs shall be reviewed by Landlord for conformance with this criteda and overall design
quality. The approval or disapproval of a sign submittal based on aesthetics shall remain the sole right of
Landlord or its authorized representative.

13. Tenant will be allowed signage on its sign band area only unless otherwise specified.

DESIGN REQUIREMENTS

1. All signs shall consist of individual internally illuninated letters. Color and style of face can be
selected by Tenant, but design, color style, and spacing of letters must be approved by Landlord at Landlord's
sole and absolute discretion. One logo per Tenant will be allowed according to the same criteria as applied to
sign letters per this Retail Sign Criteria.

2. All sign copy must be approved by Landlord prior to permitting. All canopy fascia signs shall be
permitted only within the area designated "Sign Band" with "Sign Band" defined as either a 36" or 48" band
centered within each lenant's designated sign area,

3. Bach Tenant shall be assigned a sign area to be indicated on an illustrative plan prior to sign
approval.

4. The maximum height of any individual upper case letter shall be 36", The maximum height of any
individual Tower case letter shall be 30". The length of sign area shall not exceed 70% of shop lineal frontage,
including logo. Additionally, dependent on Tenant's sign area frontage, Tenant may stack one sign above

- another sign as long as the total individual letter height for each sign does not exceed 30”.

5. Each Tenant shall install one sign on the sign fascia in front of Tenant's space. Subject to Landlord
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and Major Anchor approval, Each in-line tenant (2 frontages) shall be allowed one additional sign that faces a
public roadway or an internal project driveway. Each end cap tenant (3 frontages), subject to Landlord and
Major Anchor approval, will be allowed a total of three (3) signs on each of its building frontages.

6. Each Tenant shall be permitted to place upon each entrance of their premises not more than 144
square inches of painted, gold leaf or decal application. Lettering not to exceed two inches in height; lettering
will indicate name of firm and hours of business, emergency telephone numbers. No credit system or other
miscellaneous decals are permitted on the storefront glass. Painted lettering on doors or on show windows may
not be illumninated on either exterior or interior of the storefront glass.

7. Should Tenant lease an area larger than one standard unit as designated on the original plan the
Landlord may, at the Landlord's sole option, grant that Tenant the use of sign areas in excess of those specified
elsewhere within this sign criteria.

8. - All companies bidding to manufacture Tenant signs shall be advised that no substitutes wili be
accepted whatsoever, unless so indicated in the specifications and approved by Landlord in writing. Any
deviation from these specifications may result in Landlord's refusal to accept same. All manufacturers shall
also be advised that prior t0 acceptance and final payment, each unit may be inspected for conformance by an
authorized representative of Landlord. Any signs found not in conformance will be rejected and removed at
Tenant's expense.

CONSTRUCTION REQUIREMENTS

1. Sign construction shall be individual aluminum pan channel letters, 5 deep aluminum returns and
3/4" gold trim cap. Letter faces shall be 3/16" thick plexiglass as manufactured by Acrylite or Rohm & Haas
for outdoor use. Interior neon tubing will be 3" on center or less. Neon the same color as plexiglass face. No
‘labels visible on signs except L. label and county sticker, no sign company name to be visible from ground.
All signs shall be fabricated using full welded construction.

2. A raceway shall consist of 24 ga. sheet melal cabinet, 8" high, 6" deep, primed with paintlok,
finished to match the color the sign fascia, which color is available at the jobsite for inspection. Raceway shall
run concealed behind the sign building fascia. Transformers shall be housed in the raceway. One conduit for
120V power shall enter the raceway from the existing junction box on the backside of sign fascia. This
requiremnent subject to approval of all governing bodies.

3. Letter cabinets shall be made of 24 ga. sheet metal cabinets, 5" deep. Letter cabinets shall be primed
with paintlok and shall be finished to match color of the storefront aluminum, which color is available at jobsite
for inspection. Letter cabinets shall be fastened to the sign fascia, and shall be centered on the sigh fascia.

4. All electrical signs shall bear the U.L. label, and their installation must compty with all local building
and electrical codes.

5. Electrical service to all signs shall be on Tenant's separate meters and shall be part of Tenant’s
construction and operation cost and shall not be a part of the common area operation costs.

6.  All bolts, fastenings, clips, etc., shall be galvanized iron, stainless steel, aluminum, brass or bronze.
Black iron materials of any type are not permitted.

7. All penetrations of the building structure required for sign installation shall be neatly sealed in a
watertight condition.

8. Upon removing any sign or termination of lease, Tenant agrees to remove old sign, fill holes,
replaster and repair the sign band building fascia (including replacement of any building materials to like new
condition, including stone veneer, brick veneer, and/or plaster) removal of all debris and painting the entire sign
band area and/or old building fascia consistent with the onginal celor palette of the sign band area, to its
original condition at its sole cost and expense.
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9. A sign shall consist of internally illuminated individual letters. Internally illuminated individual
letters shall consist of (1) a raceway, (2) metal letter channel, (3) illumination, (4) plastic face, and (5) 3/4" gold
trim cap.

GUARANTEE

The entire display of each Tenant shall be guaranteed for one (1) year from date of installation against defects
in material and workmanship.

RESTRICTIONS

1. Advertising devices such as atraction boards, posters, banners and flags will not be permitted other
than as specified.

2. Flashing, animated, audible, revolving or signs that otherwise create an illustration of animation will
not be permitted. i

[FY)

No exposed lamps, exposed neon or bulbs will be permitted.

e

Spotlighted or floodlighted signs will not be permitted.

5. Nofloor signs, such as inserts into terrazzo, efc. shall be permitted.
6. Painted signs not permitted on sign band area.

7. No Exposed Raceway.

PROTECTION OF PROPERTY

1. Tenanls sign contractor shall design and erect his sign in such a manner that it will not overstress,
deface or damage any portion of the building or grounds.

2. Any sign, temporary ot permanent, capable of exerting damaging pressures on the building due to its
size, weight or design shall have its design examined by a structural engineer and shall have his written
approval verifying that no unsafe condition will be imposed upon the building, or other structure, to which the
sign may be attached.

3. All exposed parts of any sign or sign support subject to corrosion or other similar damage shall be
protected in an acceptable manner.

4.  Any sign on which stains or rust appear, or which becomes bent, or which in any manner whatsoever
is not maintained properly, shall be-promptly repaired. Landlord may remove and store, at Tenanis' expense,
any signs not maintained properly or ot in accordance with these criteria.

MAJOR OR CHAIN STORE TENANTS

The provisions of this Exhibit, except as otherwise expressly provided in this Exhibit, shall not be applicable to
the identification of signs for markets, drug stores, cinemas, major retailers, major restavrants or other
occupants designated by the Landlord as a *Major or Chain Store Tenant” that may be located in the shopping
center; it being understood and agreed that such occupants may instail their usual identification signs on the
walls of their premises, as the same exist from time to time on similar buildings operated by them in California;
provided, however, there shall be no rooftop signs which are flashing, moving or audible and provided said sign
is architecturally compatible and has been approved by the Landlord/Developer and any authorizing
governmental agencies.
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MONUMENT SIGN

Major or Chain Store Tenants, a Cinema and/or Pad Tenants approved by Landlord may attach Landlord
approved identification signs to the Monument Signs shown on the attached Exhibit E-3 to be erected in the
monument sign locations shown on the attached Exhibit E-1 site plan. :

BLADE SIGNS

Blade signs are also known as “Projecting” signs. This sign type is perpendicular to the building fagade and is
mounted on the. building wall by a metal bracket. Due to their positioning, blade signs are very visible to
pedestrians as they approach a business along the sidewalk. Businesses with blade signs usually have additional
signage, such as a window or wall sign. Only one blade sign is allowed per customer entrance into a Tenant’s
space.

Design and Materials Suggestions:

Blade signs can be made with a variety of materials such as wood, metal or high-guality composite materials.
Blade signs can be designed in a variety of shapes. Traditional shapes might be representative of the
merchandise or service sold by the. business. Other shapes such as circles, ovals and free forms may also be
appropriate.

Signs must be securely mounted.

Blade signs must be attached to or suspended from a bracket in a “fixed” manner. Metal rods and bolts may be
used for this purpose. Blade signs that sway in the wind will not be allowed.

Location/Size:

Blade signs should be placed near store enfrances, o either side, or suspended from and awning or canopy
above.

Blade signs may also be mounted on pilasters between storefronts or windows.

Blade signs should always be mounted high enough to be out of the reach of pedestrians.

Blade signs shall not exceed 5 square feet in area and shall be hung a minimum of § feet above the sidewalk.

IHurnination:

Blade signs may be internally or externally illuminated.
Al wiring and junction boxes must be carefully concealed or camouflaged.

EDGE SIGNS:

Edge signs are sign panels that can either be supported from above, hang downward, or be pinned upward,
usually at the leading edge of an overhang. Edge signs can he a decorative way to place signage on facades with
canopies.

Design and Material Suggestions:

Individual letters pinned up or down from canopies can be very effective. Consider the impact of color and font.
Signs framed in unusual or flowing shapes can be dynamic when suspended from a canopy.

Location/Size:

Edge signs are usually centered on canopies or centered over the storefront opening.

Special care should be taken to avoid blocking any architectural features of the building with the sign.
The area of an edge sign shall not exceed 10 percent of the wall area upon which it is placed.

No individual edge sign shall exceed 250 square feet.

INumination:
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External light sources such as gooseneck light fixtures can be used; they can be mounted up or down.

Internally lit channel letters may be allowed.

Shield all light sources to prevent glare from interfering with passing motorists and adversely affecting adjacent
residences. .

All wiring and junction boxes must be carefully concealed or camouflaged.

SUSPENDED TRANSOM SIGNS:

Suspended transom signs are hung in an architectural opening, suspended from the soffit above the entrance to
a tenant space. These signs should not be too large, as their objective is to be seen by pedestrians and slow-
moving vehicles. .

e

Design and Material Suggestions:

Possible suspended transom sign materials include paint, gold leaf, metal, ceramic tile, wood and high density
plastic. .

Suspended transom signs should be complementary to the building’s style, while projecting the business’
image. Creative uses of material, color and font is encouraged.

Suspended transom signs may consist of painted text and graphics, fabricated signboards, illuminated or non-
illuminated individual letters, halo-lit letters or some effective combination of the above.

Suspended signs must be attached to or suspended from a bracket in a “fixed” manner. Metal rods and bolis
may be used for this purpose. Suspended transom signs that sway in the wind will not be allowed.

Location/Size:

Suspended transom signs are hung in the opening above an entrance, centered in the opening.

The bottom of a suspended transom sign must be a minimum of 8’0" above the floor.

Suspended transom signs should complement the architectural style of the building, not overwhelm it.

The area of a suspended transom sign shall not exceed 10 percent of the area of the wall on which it is hung.
No individual suspended transom sign shall exceed 250 square feet.

Suspended transom signs may only be mounted on a wall facing a street.

Tllumination:

Decorative light fixtures are excellent ways to externally illuminate signage.

Halo-lit letters are an effective way to highlight simple signs consisting of individual letters.
Internally illuminated channel letters are allowed.

Al light sources should be shielded to prevent glare.

Minimize light spill over. Make sure to illuminate only those areas that need to be displayed.
All wiring and junction boxes must be carefully concealed or camouflaged.

WALL SIGNS:

Wall signs are types of signs that are mounted or painted on, the blank wall of a tenant space. Wall signs are
most successful when they play a symbolic role — such as displaying a business’ logo. Three-dimensional or
raised images can add interest to wall signs.

Design and Material Suggestions:

Possible wall sign materials include paint, gold leaf, material, ceramic tite, wood and high-density plastic.

‘Wall signs should be complementary to the building’s style, while projecting the business’ image. Creative
uses of material, color, size and font is encouraged.

Wall signs may consist of painted text and graphics, fabricated sign boards, illuminated or non-tlluminated
individual letters, halo-lit letters, push through letters, or some effective combination of the above.
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Location/Size:

Wall signs should be located below the eave or parapet line of the fagade.

If placed above storefronts, the walt sign should be centered. If there is a recessed or framed area on the upper
fagade, the wall sigh should be placed within it.

Wall signs should complement the architectural style of the building, not overwhelm it.

The area of the wall sign shall not exceed 10 percent of the area of the wall on which it is placed.

No individual wall sign shall exceed 250 square feet.

Wall signs may be mounted only on walls that face a street.

[umination:

Decorative light fixtures are excellent ways to externally illuminate signage. Gooseneck light fixtures are
particularly appropriate for wall signs. )

Halo-lit letters are an effective way to highlight simple wall signs consisting of individual letters.

Internally illuminated channel letters.are allowed.

All light sources should be shielded to prevent glare from interfering with passing motorists.

Minimize light spill over. Make sure to illurninate only those areas that need to be displayed.

All wiring and junction boxes must be carefuily concealed or camouflaged.

WINDOW SIGNS

Window signs are placed either directly on the window glass or behind it. These signs typically give the name
of the store, a logo, or other decorative feature. Hours of operation can also be placed on the window as
signage, but it is preferred that this type of information be distinctly separate from the decorative window sign.

Design and Material Suggestions:

Materials such as vinyl, paint or gold leaf may be applied directly to the glass on the interior.
Sandblasting of the glass itself may sometirnes be appropriate,

Three-dimensional images, such as plaques, may be mournted on the inside of the glass.
Window signs typically consist of text and graphics.

Artistic signage is always encouraged.

Window signs made of paper are not allowed. Window signage should durable and attractive,
Temporary sales signs or notices are not allowed.

Location/Size:

Window signs should be carefully placed for best effect, and should not block the view of the interior. The top
or bottom: area of the window is usuaily the most appropriate.

The area of a decorative window sign should not exceed 10 percent of the area of the window on which it is
placed.

Illumination:

Illumination in not generally needed for window signs, as they are meant to be viewed at close range.

If illumination is used, such as in a shadow box or as an accent to glazed or stained glass all wired and
transformers should be concealed. '

Neon window signs are discouraged.

REAR DOOR SIGNS

Rear door signs will be allowed on the rear doors of certain tenant spaces. The purpose of rear door signage is
to facilitate deliveries o the proper address of each tenant.

Design and Material Suggestions:
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The rear door signs should be complimentary to the building’s style, while projecting the business’ image in a
discrete manner.

The rear door signs can be made with a variety of materials, such as wood, metal, or a high-quality composite
material.

Location/Size:

These signs must be small and discrete, such as a suite number and/or tenant name.

Nlumination:

These signs may be illuminated by an external light source.

FUTURE CHANGES TO CRITERIA

Th1s sign criteria may be amended or changed in order to accommodate the requirements of the Municipahity or
other governing bodies with regard to the final approval of the Uniform Sign Program for the Shopping Center.

If any such changes are required, this criteria will be amended to incorporate the required changes and Tenant
agrees to abide by the new or amended requirements of the sign criteria.
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A Retail Project
NWC North Muldoon & Glenn Highway
A Browman/CIRI Development

.Design Development Guidelines
Anchorage, AK
November 13, 2006

Location

This retail development is located at the northwest quadrant of the North Muldoon & Glenn
Highway.

Introduction and Intent

This project is being dévcloped under the Municipality of Anchorage, Alaska Large Retail
Establishment Site Plan Review Process.

The intent of these standards is to describe the architectural theme and site development plans
which will guide the future development of this site relative to architectural compatibility, site
design, landscape features, and signage concepis. These Development standards shall be flexible
to allow creative freedom and diversity, which is necessary for national tenants to be attracted to
this regional shopping center and the development of the best possible project. This document
outlines the guidelines under which all business can coexist in a competitive market.

Development Guideline Format
These guidelines are organized as follows:

Section 1: Allowable Uses

Section 2: Site Development Concept/Landscape Concepts and Guidelines
Section 3: Architectural Concepts and Guidelines

Section 4: Sign Design Guidelines

Section 5: Utilities and Appurtenant Uses / Devices

Section 1:  Allowable Uses
This 95 acre site is being re-zoned to B-1.

Uses allowed within this Development shall include without limitation a mix of commercial
and/or retail big box anchors, medium size anchors, shop space, restaurants including drive-thru
lanes, commercial recreation and entertainment uses (including without limitation cinema and
health club), a grocery store, a pharmacy with a drive thru, banks with drive thru lanes, offices,
service offices (including real estate offices, banks or other financial institutions, title companies,
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credit unions), fuel station, car wash, convenience market, liquor store, wine shop, hotel,
lodging, office, residential and all other uses which are supportive of retail. i.e. daycare. In
addition, any other Development uses which are allowed by the Municipality zoning ordinance
in Commercial Districts shall be permitted.

Section 2a:  Site Development Concept

The site development plan consists of four retail areas, created by the pattern of vehicular
roadways which bisect the site N/S from the main east/westbound drive (to be named) at the
center of the site.

) Building areas on the site plan may be moved around, expanded, reduced, combined on the site
plan as long as it does not increase the maximum building area on the overall site by more than

~ 7.5% in the aggregate. The guidelines shall provide the applicant the flexibility to modify the site

plan (including, without limitation, the orientation of buildings) in order to resolve conflicts with

site constraints (whether known or unknown at the time of approval) in an economically feasible

- and realistic manner to the applicant.

Two entries shall be provided from North Muldoon Rd. Four curb cuts shall be provided from

North Muldoon Rd. The Development will be designed to accommodate future additional access
from a highway frontage road and/or the Glenn Highway.

The main vehicular entry on North Muldoon Rd. shall be provided with landscaped medians for
a minimum of 150 feet.

All building structures along the Glenn Highway shall respect a 30° minimum setback.
All building structures along North Muldoon Rd shall respect a 20° minimum setback.

All service areas fronting on public streets shall be screened by landscaping, berms, screens or
walls, at the discretion of Applicant.

Special paving, scored concrete or striping shall be provided at key intersections in the site.

Pedestrian walks shall be provided connecting retail structures to the parking areas. Walkways
which cross traffic lanes shall have special striping and/or markings.

90 degree parking shall be permiited. Alternatively, the Development shall permit angled
parking.

Cross access easements shall be provided throughout the Development.
Emergency vehicle access shall be provided throughout the Development.
All future changes to the plans shall be submitted for review and substantial conformance with

these Development Guidelines which shall be determined by the Planning Director.
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Proposed improvements within this Development may be phased at discretion of Applicant.
Improvements constructed within each phase shall provide the services necessary to support the
commercial uses constructed and open to the public including utilities, roadways, parking,
landscaping and signage. -

Section 2b: Landscape and Lighting Concepts and Guidelines
Landscape

The design and location of all landscaping shall be substantially consistent with the landscape
and development plan established for the Development as such plan may be amended from time
to time as set forth in Section 2a.

Plants shall be selected on the basis of color combinations, compatibility to the area, growth
patterns, low maintenance and water conservation characteristics. At time of installation, all
trees shall have a container size of 15 gallons.

An average thirty foot wide landscape area shall be provided adjacent to Glenn Highway. An
average twenty foot wide landscape strip shall be provided adjacent to North Muldoon Road.
Encroachment into these areas shall be permitted where (i) applicant determines that it is
necessary to resolve conflicts with site constraints (whether known or unknown at the time of
approval) in an economically feasible and realistic manner to applicant, or (i) it can be
substantiated that provision of the thirty foot and twenty foot areas are impracticable or (iii) an
alternative method would provide similar or better aesthetics or also solve a practical problem or
(iv) inability to encroach would result in a hardship to the development or an impractical result.
Provided the average landscape width exceeds the foregoing requirements, encroachment shall
be granted and shall not exceed sixty percent of the required landscape width. Acceptable
mitigation for reductions in landscape setbacks shall include, without limitation, additional
landscape planting, denser planting, an earthen berm or screen wall, or an overall average
landscape width exceeding the required minimum average landscape width for Glenn Highway
or North Muldoon Road, as the.case may be.

The main project entrance at North Muldoon Road shall be well landscaped and serve as a focal
point.

Where feasible, landscaping shall be used to soften the appearance of fences and walls and front
clevations of large scale retail buildings which lack fenestration or other architectural detailing.

The design of the exterior building lighting shall be compatible with the architectural style of the
Development.
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Parking lot lighting shall be consistent throughout the Development. The maximum pole height
of the lighting shall be forty feet.

- All lighting shall be shielded and directed in such a manner so as not to directly cast light on

neighboring properties.
Parking and Loading/Circulation

Attempts shall be made to screen the main parking field from public view on North Muldoon Rd.
through the use of berming, hedge row planting, shrubs, trees, or any combination thereof. At

" time of installation, shrub plantings shall be five-gallon size, trees shall be 15 gallon size, accents

and ground cover shall be 1 gallon size.

In order to facilitate on-site traffic flow and vehicle and pedestrian safety, efforts shall be made
to eliminate parking stalls located directly adjacent to the front of a major use occupying one
hundred thousand square feet or more floor area.

Parking areas shall be designed to include provision for pédestrian walkways for access to
building entrances. Walkways that cross traffic lanes shall have special striping.

Reciprocal access and shared parking between properties shall be used, whenever possible.

Loading areas and docks shall be screened from view on the Glenn Highway to the south of the
project by landscaping or a screening structure. If screen wall is used, it shall be architecturally
treated. Screen structures may be made of post, wood, cement, block, wire or various other
materials. -

Cross access easements shall be provided throughout the Development.

Drive aisles shall allow for complete circulation within the Development, with sufficient width
for emergency vehicles.

Shared access easements and driveways shall be provided.

Section 3: Architectural Concepis

The architectural concept shall create a campus of retail structures which vary in character,
massing, materials, and colors. Each structure shall be complementary but shall maintain its own
uniqueness as though designed and constructed at different times. If entertainment uses are
included, they shall be designed as featured elements which may include some or all of the
following: neon tower, marquee, theater lights and statement lobby glazing.

" The development shall include tower features, bold cornices, and undulating facades, and a

variety of materials, colors and storefronts. Awnings, banners, light sconces, site lighting, and/or
street furniture shall be provided.
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The general character of all building exteriors shall be consistent with the style of theme
established for the Development.

The location of all physicél improvements shall be substantially consistent with the Development
plan established for the Development as such plan may be modified pursuant to Section 2a.

No building within the Development shall exceed forty five feet in height except for tower
fedtures and the cinema which shall not exceed 60°. Other height allowances must be as
otherwise anthorized by the Planning Director.

Parapet walls shall vary in height. Flat rooflines shail be allowed.

Large, continuous structures shall incorporate breaks in horizontal planes by varying
architectural features and designs and recessing windows and entrances, to provide substance
and scale.

Windows shall be enhanced by use of various sizes and shapes, mullions and/or highlighted by
the use of accent trim (e.g. molding, pop-out or wood trim). The design shall be complementary
to the architectural style of the Development.

Building design shall be compatible with the immediate adjacent building and provide
harmonious transition between various uses.

" No mechanical equipment shall be exposed on the wall surface of any building.

Gutters and downspouts located on the exterior wall shall be treated or painted to biend into the
fagade to which it is attached, unless used as a major design element, in which case the color
shall be consistent with the color schemes of the building.

Any outdoor storage of goods, materials or equipment shall be limited to twelve feet in height
and located in an enclosed fenced area. The fencing shall be designed as an integral part of the
building design and site layout and consistent with the architecture of the shopping center.

Trash enclosures shéll be constructed of solid material, and shall be a minimum of six feet in
height, with solid view obstructing gates. Trash enclosures shall be located in inconspicuous
locations.

Fences and walls shall be designed to be compatible with the surrounding landscape and
architectural style of the Development.

Provisions for connecting driveways and walkways between adjacent properties within the
Development are to be provided. '

Easements for the installation and maintenance of utilities, walkways, roads, shared driveways,
parking and drainage facilities shall be recorded as part of any subdivision map or lot line
adjustment. :

_—
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Section 4: Sign Design Guidelines

This Development shall utilize two 50" high freeway signs along the Glenn Highway and two
30" high monument signs along North Muldoon Rd. Smaller 6°-15” tall monument signs shall be
permitted for tenant identification within the Shopping Center.

Tenant identification signs will be allowed on the sides of buildings that are visible to Glenn
Highway, North Muldoon Rd or the parking lot. '

A uniform sign program identifying locations of signs shall be prepared for review and approval
of the Planning Department as part of the Architectural and Site Plan Review process.
Individually mounted, channel letters shall be utilized for building attached signs. Building
attached signs for uses less than 5,000 square feet shall be limited to the name and logo of the
business only except for signs related to drive thru uses. The Shopping Center Sign Criteria and
freestanding sign renderings are attached.

si gns shall have design elements and colors consistent with the architecture proposed
Section 5: Utilities and Appurtenant Uses / Devices
A detention pond or ponds or an interlinked detention pond system with outfalls shall be used to
serve the Development. The detention pond(s) can be located within any setback area or outside

a setback area.

Attempts shall be made to soften the appearance of backflow devices, fire risers and check
valves with landscaping.

Uses within the Development that utilize shopping carts shall provide indoor or outdoor screened
storage of the carts and shall provide for collection areas throughout the parking lots.

DEVELOPMENT Guidelines 0 8 6
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September 15, 2006

Mr. Tom Nelson, Planning Director
Planning Department

Municipality of Anchorage

P O Box 196650

Anchorage, AK 99579-6650

Subject: Letter of Authorization
Dear Mr. Nelson:

Cook Inlet Region, Inc. is the current owner of Tracts A and B, Elmendorf “95”
Subdivision, located at 1100 and 1200 North Muldoon Road, in Anchorage, Alaska. Tract
A parcel number is 006-441-02 and is 63.1 acres. Tract B parcel number is 006-441-03
and is 32.1 acres.

We authorize Browman Development Company, inc. to submit applications for a Zoning
Amendment, a Large Retail Site Plan Review, a Major Highway Screening Review, a Re-
plat, and a Fragment Lot Site Plan for these parcels, and have DOWL Engineers represent
them in processing the submittal, in accordance with Anchorage Municipal Code
21.20.050.A.7,

Sincer

g4énes
Vice President, Business Development
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To: Municipality of Anchorage Attention: | Angela Chambers
Planning Department Regarding: NE Anchorage Retail Development
4700 South Bragaw Street Draft Traffic Impact Analysis
Anchorage, Alaska 99507

We are sending you l Alttached [:l Under Separaie Cover Via courier the following items:

Shop drawings Prints Plans Specifications
Copy of letter Change order / Other Samples
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1 Draft Traffic Impact Analysis - unbound
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Northeast Anchorage Retail Development Anchorage, Alaska
DRAFT Traffic Impact Analysis November 2006

1.0 INTRODUCTION

The purpese of this Traffic Impact Analysis (TIA} is to determine the transportation related
impacts of a 95-acre Northeast Anchorage Retail Development in Anéhorage, Alaska. The
project will be developed in a partnership between Browman Development Company (BDC)
and Cook Inlet Region, Inc. (CIRI). The property is owned by CIRI and located in the
northwest comer of the Muldoon Road/Glenn Highway interchange (see Figure 1).

The proposed development includes approximately 950,000 square feet of retail space. The
scope of this TIA is based on the conceptual site plan shown on Figure 2, the requirements of
the 2004 Driveway Regulations for the State of Alaska Department of Transportation and
Public Facilities (DOT&PF), and discussions with the Municipality of Anchorage (MOA)
and DOT&PF Traffic and Planning Departments. The initial construction for the proposed
development will begin in 2007 with completion in 2008.

In addition to Northeast Anchorage Retail Development, the United States Department of
Veteran Affairs (VA) owns the property immediately north of the development and is
planning to expand the existing clinic beginning in 2007. The approved TIA for the VA
expansion included combining the VA driveway with the main Bartlett High School
driveway to eliminate one driveway on Oilwell Road, also known as North Muldoon Road,
and install a traffic signal. The south approach to the new signalized infersection of North
Muldoon Road and Oilwell Road is where the main access for the BDC and CIRI

development is proposed.

The transportation issues discussed in this TIA include:

e existing traffic conditions in the vicmity of the proposed development during

weekday afternoon (high school dismissal time) and p.m. peak hours;
e 2008 and 2018 background traffic conditions;

e 2008 and 2018 total traffic conditions, assuming full build-out of the proposed
development in 2008;

¢ other planned developments and transportation improvements within the study area;

094
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Northeast Anchorage Retail Development Anchorage, Alaska
DRAFT Traffic Impact Analysis November 2006

o roadway improvements associated with the proposed development necessary to

achieve minimum level of service (LOS) per DOT&PF requirements; and
e additional access other than Qilweil Road.
The objectives of this TIA include:

o adequately assessing the traffic impacts associated with the proposed development

and identifying the level of off-site access and traffic control improvements required;

e providing public agencies with a comprehensive transportation study that evaluates

and documents the traffic impacts and off-site improvements, where warranted,;

¢ providing a technically sound basis to identify/negotiate mitigation requirements in

response to off-site traffic impacts; and

e providing input on the proposed access plan, internal site circulation, and truck

acCcess,

The following interchanges were included in this TIA:

¢ Muldoon Road/Glenn Highway, and
» Boniface Parkway/Glenn Highway.

The following signalized intersections were also included in this TIA:

e Zuckert Avenue (realigned VA Clinic driveway)/Oilwell Road,
s Muldoon Road/Boundary Avenue,

¢ Boniface Parkway/Mountain View Drive,

s Provider Drive and Vandenberg Avenue,

e Provider Drive and Vossler Avenue,

¢ Provider Drive and Westover Avenue, and

e Provider Drive and Walmsley Avenue.

Page 4 : 097



Northeast Anchorage Retail Development Anchorage, Alaska
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2.0 AREA CONDITIONS
2.1  Transportation Network Study Area
2.1.1 Site Access

The project site is currently accessed off of Oilwell Road by a small driveway across from
the VA Clinic’s driveway (Zuckert Avenue). ~The small driveway is the access for a
recreational vehicle (RV) park that exists in the northwest corner of the site. The current

road that accesses the RV parking is unpaved. There are no other access roads onto the site.

- 2.1.2 Area Roadway System

According to MOA’s Official Streets and Highway Plan (OSHP) Oilwell Road (North
Muldoon Road) is classified as a Class II minor arterial maintained by the MOA within a
100-foot n'gﬁt-of-way (ROW) from Elmendorf Air Force Base (EAFB) Muldoon Gate to the
Glenn Highway. Oilwell Road between Zuckert Avenue and the Glenn Highway is a paved
three-lane, two-way roadway with a posted speed of 35 miles per hour. The three-lane
roadway consists of two lanes in the northbound/westbound direction and one lane in the
eastbound/southbound direction. The Glenn Highway is classified as a Class V freeway, and
Muldoon Road south of the Glenn Highway is classified as a Class III, Major Arterial
(divided). Glenn Highway, Muldoon Road, and Oilwell Road are maintained by the
DOT&PF.

The 2004 annual average daily traffic (AADT) volumes for the area roadway system are

shown on Figure 3.

098
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Figure 3: 2004 DOT&PF Annual Average Daily Traffic (AADT)

2.1.3 Transit Service

People Mover Route 75 runs along the east side of the development. Based on discussions
with the Public Transportation Department, it is possible that a future stop could exist within
the project site. Currently Route 75 travels north on Muldeon Road passing along the east
side of the site before turning right onto Heritage Road were it turns around and heads back

south along Muldoon Road.

2.1.4 Pedestrian Trails

The Glenn Highway currently has a multi-purpose trail along the north side that runs thiough
a tunnel under Muldoon Road. After going under Muldoon Road, the trail splits into two;
one that follows the Glenn Highway to the east, and another that routes north along the east
side of Muldoon Road and the north side of Oilwell Road. Multi-use trails from Bartlett
High School connect to the trail along Oilwell Road.

0939
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2.1.5 Area of Significant Traffic Impact

According to DOT&PE’s TIA Criteria (17AAC10.070), a TIA must address:

L.

intersections on highways where traffic on any approach is expected to increase as a

result of the proposed development by at least 5 percent of the approach’s capacity;

segments of highWays between intersections where total traffic is expected to increase

as a result of the proposed development by at least 5 percent of the segments’

capacity;

state highways and intersections where the safety of the facilities will deteriorate as a

result of the traffic generated by the development;

each driveway or approach road that will allow egress from or ingress to a highway

for the proposed development;

parking and circulation routes within the proposed development, to the extent

necessary to ensure that traffic does not back up onto a highway; and

pedestrian and bicycle facilities that are part of the highway facilities to which a

permit applicant seeks access.

Based on the above criteria and a preliminary LOS analysis of the entire study area, the

following intersections, including the segments in between the intersections, are required to

be analyzed for potential off-site mitigation as part of the Northeast Anchorage Retail

Development (see Appendix A for preliminary LOS analysis of entire study area):

Zuckert Avenue (main site driveway/VA Clinic driveway)/Oilwell Road;
Northeast site driveway/Oilwell Road;

Muldoon Road/westbound Glenn Highway on-ramp;

Muldoon Road/eastbound Glenn Highway on-ramp; and

Muldoon Road/Boundary Avenue.

Page 7
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Northeast Anchorage Retail Development Anchorage, Alaska
DRAFT Traffic Impact Analysis - November 2006

2.2 Study Area — Adjacent Land Use

2.2.1 Existing Land Uses

The CIRI Property is currently used as an RV park during the summer season. The driveway
connects to Oilwell Road east of an existing electrical substation. Other traffic destinations
along Oilwell Road/North Muldoon Road are the VA Clinic, Alaska Native Heritage Center,
 Bartlett High School, and the EAFB (Muldoon Gate entrance), The Alaska Native Heritage
Center is a popular stop for visitors during the summer with frequent tour bus stops
throughout the season. Heritage Drive provides access to the Heritage Center and a city
transit route with stops near Muldoon Road and at the Center. Two driveways provide access
.to Bartlett High School from Muldoon Road. The east driveway is located approximately
300 fect west of the Heritage Drive/Oilwell Road intersection. Zuckert Avenue is located
less than 200 feet west of the Bartlett High west driveway. [t currently provides rear access
to the VA Hospital. The Muldoon Gate is only another 1,000 feet to the west and provides
access to EAFB.

Provider Drive, formerly known as Oilwell Road, connects to the Muldoon Gate and ends at
Vandenberg Avenue, formerly Boniface Parkway, to the west. Traffic generators along
Provider Drive consist of the VA Hospital, BX, Commissary, convenience store with gas
station, fire station, and military housing. Provider Drive is currently one-lane in each
direction with left-turn lanes at signalized intersections. The intersection at Vandenberg
Avenue has dual left-turn lanes and a channelized right-turn lane. Provider Drive eastbound
at Vandenberg Avenue is two lanes for 300 feet. Vandenberg Avenue connects to the
Boniface Gate to the south, and provides visitor access to the base. Vandenberg Avenue is
two lanes in each direction, with double southbound left-turn lanes and a right-turn lane at

Provider Drive. The intersection is signalized.

2.2.2  Anticipated or Approved Future Uses

Two traffic impact analyses were conducted within the study area since 2003. The first,
completed in May 2003, was initiated by the Anchorage School District. The project was to
evaluate the safety of the two driveways at Bartlett High School and to recommend
alternative configurations. The study found that the current conditions did not warrant the

installation of a traffic signal. However, it was recommended that channelized right-turn
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lanes off of Oilwell Road into the two school driveways and a pedestrian path from the high
school to the city transit bus stop on Heritage Drive be installed, and to reevaluate the

intersections if traffic patterns are modified in the future.

The VA initiated a TIA that was completed in July 2005. The report assumed a mixed
development of high-density residential and commercial uses on the CIRI property would
materialize in two to five years. It was determined that a traffic signal is warranted by
cutrent conditions for the Oilwell Road/West Bartlett High Entrance intersection, and by the
design year an additional signal would be warranted at the Zuckert Avenue/Oilwell Road

intersection. Thus, the following recommendations were made:

“Because the existing electrical substation directly across from the existing
Zuckert Avenue precludes the use of Zuckert Avenue intersection as a
four-way intersection, combine the Bartlett High School (BHS) West
Driveway with the VA Driveway or construct a realigned combined driveway
that intersects Oilwell Road at the CIRI RV Park driveway. Combining the
VA Clinic driveway and BHS West Driveway would require the construction
of a short section of roadway from each property to intersect the realigned
Zuckert Avenue approximately 300 yards north of the intersection with

Qilwell Road [North Muldoon Road].”

This past summer (2006), DOT&PF made some minor roadway and lighting improvements
to Oilwell Road. Roadway and pedestrian lighting was installed in front of the two Bartlett
High School entrances and dedicated right-turn pocket was added to the main school

entrance.

2.2.3 Traffic Counts

Traffic counts for all existing study intersections were obtained from data provided by MOA
Traffic and supplemented by manual traffic counts that were performed by DOWL Engineers
(DOWL). All traffic counts were conducted on a Tuesday, Wednesday, or Thursday in July
2006 during the evening (4:00 p.m. and 6:00 p.m.) peak period. Since school was out for the
summer, afternoon peak hour traffic volumes were obtained from the VA Traffic Study. The

traffic counts revealed that the weekday evening peak hour is the critical analysis period

Page 9
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(highest traffic volumes) for all study intersections. Appendix A contains the raw traffic
count data collected for this analysis. Existing weekday p.m. peak hour traffic volumes,
LOS, average delay, and volume-to-capacity ratio for all study intersections are summanzed
on Figure 4. All LOS analyses described in this TIA were performed using Trafficware’s
Synchro, Version 6, and McTrans” HCS2000 software in accordance with the Highway
Capacity Manual, 2000.

=3 1941

Figure 4: Existing P.M. Peak Traffic Volumes
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2.2.4 Existing Area Transportation Deficiencies

The Glenn Highway is the only highway route between Anchorage and Interior Alaska,
Canada, and the Lower 48. The Glenn Highway/Muldoon Road interchange is one of the
oldest interchanges in the MOA and does not meet current standards. One example is that
the bridge height does not accommodate oversized trucks to travel underneath the Muldoon
Road overpass. Thus, these trucks must exit the Glenn Highway at Muldoon Road, travel to
the neighboring Bartlett High School parking lot and then turn around and get back onto the
Glenn Highway using the Muldoon Road on-ramp. This situation combines heavy
commercial traffic with school traffic, creating potential safety concemns and is inefficient for

freight companies.

Based on discussions with the DOT&PF Traffic Engineer, it is our understanding that the
interchange on- and off-ramps have been identified for improvement, but plans are not yet in
place to reconstruct the Muldoon overpass. The ramp upgrades arc not included in the

State’s current Transportation Improvement Program.

3.0 PROJECTED TRAFFIC

This TIA identifies how the study area’s transportation system operates, as well as how it
will operate when the proposed development is completed and at the design year. The design
year is defined by DOT&PF Driveway Regulations as 10 years from development
completion. For purposes of this report, it was assumed that the Northeast Anchorage Retail
Development would be completed in 2008 (hereafter referred to as the “construction year”).

Thus, the design year is 2018.

The following methods were used to estimate future traffic volumes:

e P.M. peak hour estimates for construction and design year conditions (years 2008 and
2018) without site build-out (referred to as “background” traffic volumes) were used
as the basis for comparison. These estimates reflect the future traffic operations that

are likely to occur without the proposed development.

e Assuming full build-out of the proposed development in 2008, the number of

weekday p.m. peak period trips generated by the site and difectional distribution
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(entering/exiting) were estimated based on the Institute of Transportation Engineers’

(ITE) Trip Generation Manuals;

e 2008 and 2018 background traffic volumes were projected from existing 2006 p.m.
peak hour traffic volumes using the growth rates provided by the MOA for the study

area;

e A trip distrtbution pattern was derived through the review of the existing conditions,
circulation patterns, area land use, MOA trip distribution model and previous traffic

studies;

e Predicted site-generated traffic from the proposed development was added to the
2008 and 2018 background traffic volumes to determine the total traffic volumes at

each of the study intersections.

3.1 Site Traffic

3.1.1 Trip Generation

The trip generation analysis yields the total number of vehicles entering the site, net new
vehicle trips entering the site, and net new vehicle trips on the adjacent roadways and
driveways during the weekday p.m. peak hours. The site-generated traffic was categorized

into three types of trips: new, pass-by, and internal trips.

New trips‘are trips that would not have existed within the study area without the proposed
development minus the éxist_ing trips generated by developments displaced by the proposed

development. Existing trips in the area are associated with the RV park.

Pass-by trips are trips that currently exist on the roadways immediately adjacent to the site
and vistt the proposed development because it is on the way to their ultimate trip destination.
Oilwell Road and Zuckert Avenue are the only roadways that have pass-by trips on them for
this TIA. The pass-by trip percentages for this these roadways were established based on
existing similar developments. As recommended in JTE s Trip Generation Manual, the pass-
by trip percentage is applied to the total number of new trips after subtracting all internal
trips.
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Diverted trips are trips that exist in the study area roadways (other than Oilwell Road and
Zuckert Avenue) that are re-routed to visit the proposed development. The diverted trips
reduce the net new trips on the Glenn Highway, but do not impact the net new trips on
Oilwell Road, and thus are not included in Table 1; however, they are considered in the trip

distribution.

Internal trips are trips generated by other developments with the Northeast Anchorage
Retail Development and only require internal driveways to access the specific development.
Internal trips do not represent additional trips on the surrounding study area transportation

network.

Trip generation rates for the proposed development were based on data publiéhed in ITE’s
Trip Generation Manual, 7th Edition. ITE’s trip generation rates assume full build out of the
proposed development as shown in Table 1. For this TIA, full-build out is assumed to be
construction year 2008. At full build-out, the development area is expected to generate
2,657 total p.m. peak hour trips of which about 2,157 are net new trips to the study area

transportation system.

Table 1: Site Generated Trips (ITE Trip Generation Manual, 7th Edition, 2003)

Peak Hour
PM. | P.M. Distribution
ITE | Peak | Hour Enter Exit
Land Use Quantity Units Code | Hour | Trips [ o, [ Vol. [ % | Vol
Multiplex Movie Theatre 2,800 seats 445 0.08 240 152 116 | 48] 108
Shopping Center 390 1,000 ft° | 820 286 | 2,545 147 | 1,196 | 53 ] 1,349
Gross Project Trips 2,769 | 47 | 1,312 | 53 | 1,457
Displaced Trips
(Camperound) 67 |60 -40 (40| -27
Theater Internalization 20% -45 {52] -23 |48 | .22
Net New Site Trips 2,657 | 47 | 1,249 | 53 | 1,408
Pass-by Trips (Oilwell Road) 18% -500 | 50 [ -250 | 50| -250
Net New Trips 2,157 | 46 | 999 | 54 | 1,158

3.1.2 Trip Distribution and Assignment
The distribution of site-generated trips onto the roadway system within the study area was
estimated based on the following factors:

e type and size of proposed development, » MOA’s TransCad model, and

¢ surrounding land uses and population, e discussions with MOA Planning staff,
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The MOA’s TransCad model was used as a basts for the site generated trip distribution and
modified based on the above factors to get the final distribution patterns for 2008 and 2018
during the weekday p.m. peak hours as shown on Figure 5. The corresponding distribution

of the 2008 and 2018 site-generated trips is shown on Figure 6.

gy = !
ERE N Ty R g ate

x AL d3es S w g e
Figure 5: 2008/2018 Site-Generated Traffic Weekday P.M. Peak Hour
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Figure 6: Site Generated Trip Distribution Pattern

3.2 Traffic Growth Rate

The annual traffic gfowth rate applicable to this TIA was not evaluated herein. A zero
percent local annual growth rate was used for Oilwell Road and Muldoon Road based on
projections from the MOA’s Long Range Transportation Plan (LRTP). The LRTP shows a
decrease in AADT along Oilwell Road and Muldoon Road due to short-/long-term
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irpprovements planned in the LRTP. Thus, a zero percent growth rate is considered to be

conservative. An annual growth rate of two percent was used for the Glenn Highway.

33 Other Traffic

31.3.1 Non-site Traffic for Anticipated/Approved Developments in the Study Area

As previously stated, the VA Clinic across Oilwell Road from this project area is scheduled
to be expanded in 2007. The VA expansion will add approximately 250 additional trips to
Oilwell Road during the p.m. peak period. EAFRB is planning for additional housing units in
close vicinity to the Muldoon Gate which could result in additional trips on Oilwell Road.
However, EAFB has also discussed closing the Muldoon Gate, which would reduce the
traffic volumes on Oilwell Road. Because of the uncertainty of the EAFB, it was assumed
the volumes in and out of the gate would be consistent with the existing volumes obtained

when the gate was open.

34 Total Future Traffic

3.4.1 Background Conditions

The background conditions analysis identified how the study area’s transportation system
will operate in the construction year and design year without site-generated traffic from the
proposed Northeast Anchorage Retail Development. Background conditions include
inflationary growth and traffic growth resulting from other development within the study

arca.

The 2008 and 2018 background traffic volumes were estimated by applying the MOA
supplied annual growth rates to the 2006 existing conditions and adding the additional traffic
volume from the proposed 2007 VA Clinic expansion. Since the growth rate on all volumes
shown was O (zero) percent, 2008 and 2018 background volumes are the same. The

background traffic volumes and LOS data for 2008 and 2018 is shown on Figure 7.
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18 Background Volumes Weekday P.M. Peak Hour

Figure 7: 2008/2

3.4.2 Total Future Traffic Conditions

The total traffic is defined as the sum of the background and site-generated traffic. Figure 8

constitutes the summation of traffic volumes from Figures 6 and 7.
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4.0 TRAFFIC ANALYSIS
4.1 Traffic Model

For the traffic analyses presented in this report, the following software programs were used

to evaluate the study area roadway segments and intersections:
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e Trafficware’s Synchro, Version 6 (signalized and unsignalized intersections and

gueue analyses),
¢ McTrans® HCS2000 (unsignalized intersection analyses), and

¢ Strong Concept’s TEAPAC, Turns (Signal Warrant Analysis).

4.2 Capacity and Level of Service at the Study Intersection

4.2.1 Minimum Level of Service Criteria

DOT&PF’s Driveway Design Standards and Regulations (17 AAC 10) established the
following minimum acceptable LOS at study intersections for both the development’s
opening date (construction year) and in the design year (see Appendix B for LOS Concept

Description):
Part A: LOS C, if the LOS on the date of application is LOS C or better, or

Part B: LOS D if the LOS on the date of application is LOS D or poorer. However,
if the LOS is poorer than LOS D, a lower minimum LOS is acceptable if the
operation of the highway does not deteriorate more than 10 percent in terms
of delay time or other appropriate measures of effectiveness from the LOS
before the development’s opening date. (See Appendix C for DOT&PF’s

Driveway Design Standards and Regulations).

4.2.2 Level of Service Summary

Table 2 summarizes the LOS and delay for 2006 existing condition and 2008 and 2018
background and total traffic conditions during the p.m. peak hour. Detailed analysis data
from HCS-2000 and Synchro 6 is included in Appendix A.
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Table 2: Weekday P.M. Level of Service and Delay Summary - Oilwell Road

Qilwell Road Access
L. Total
Existing Traffic | Background Traffic | Traffic*
. 2006 2008/2018 2008/2018
Intersection LOS | Delay LOS | Delay |[LOS]Delay
Zuckert Avenue/ Unsignalized B 11.9 N/A N/A
Oilwell Road Signalized N/A B 11.9 C** 1 34.1
uldoon Road/ . .
Glenn On-Ramp Unsignalized A 9.1 B 11.2 C | 247
INE Site Driveway/ L
Oilwell Road Unsignalized N/A N/A C {250
Muldoon Road/ . .
EB Glenn On-Ramp [Unsignalized A 8.7 A 9.1 C 1233
uldoon Road/ . .
gmm o Avenue Signalized B 10.7 B 113 B | 144

*  Under total traffic conditions, Oilwell Road is assumed to have two lanes in each direction
** T.0S at the Zuckert Avenue intersection is LOS F without a dedicated southbound left-turn lane and an
additional eastbound through lane.

The following conclusions can be drawn from the information in Table 2:

e With a dedicated southbound left-turn lane at the Zuckert Avenue/Oilwell Road
intersection and an additional eastbound lane from Zuckert Avenue to westbound
Glenn Highway on-ramp, all intersections within the study area operate at an
acceptable LOS C or better assuming Qilwell Road 1s the only access point to

development.

4.2.3 Trp Redistribution (Frontage Road Access)

A second site access option was reviewed for the proposed development that reconstructs the
westbound Glenn Highway on-ramp to include a frontage road along the Glenn Highway
with possible relocation of the on-ramp to the west (see Figure 9). This option promotes the
reduction of vehicle trips and related congestion on Oilwell Road by providing altemative
and desirable ingress/cgress points that are independent of Oilwell and Muldoon Roads. This
option would provide secondary access to the site, accommodate times of heightened security
that cause increased congestion at the gate, and leave ample capacity on Oilwell Road in the
event that traffic generation on EAFB or on the proposed site exceeds the forecast included

in this TIA.
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As shown in Figure 9, the frontage road could be provided by simply constructing a new
frontage road and maintaining the existing on-ramp, or by relocating the on-ramp to the west
of the site so that the frontage road would not have to be constructed all the way to Boniface
Parkway. The DOT&PF Central Region Traffic Engineer has indicated that he believes a
full frontage road from Muldoon Road to Boniface Road be the preferred alignment based on
DOT&PEF’s initial review. The rationale for this decision is that the on-ramp is located in the
intuitive location, and that relocating the ramp - west of the site would mix higher speed
freeway entrance traffic with lower speed site access traffic. This level of improvement is
clearly beyond what is necessary for the proposed retail development and presents private
ROW and cost impacts that are not likely feasible for the property owner/developer to absorb
in the project. Figure 9 shows the frontage road access concept, and Table 3 identifies the
LOS (compare with Table 2 for the Oilwell Road access concept). The alignment of the
frontage road and the on-ramp location will require additional analysis to resolve DOT&PF

concerns should funding for these modifications become available.
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Table 3: Weekday P.M. Level of Service and Delay Summary - Frontage Road

Frontage Road Access
. Background
Existing Traffic Traffic Total Traffic*
i 2006 2008/2018 2008/2018
Intersection LOS | Delay |LOS [ Delay | LOS | Delay
Zuckert Avenue/ (Unsignalized B 11.9 N/A N/A
Oilwell Road Signalized N/A B 11.9 B 16.1
Muldoon Road/ (Unsignalized A | ol C 11.2 F >100
'WB Glenn On-Ramp Signalized** N/A N/A B 15.0
INE Site Driveway/ P
Oilwell Road [Unsignalized N/A N/A C 17.3
uldoon Road/ . .
B Glenn On-Ramp Unsignalized A 8.7 A 9.1 C 233
uldoon Road/ . .
Bloun dary Avenuc Signalized B 10.7 B 11.3 B 13.9

*  Under total traffic conditions, Oilwell Road is assumed to have two lanes in each direction

**  When Muldoon Road/westbound Glenn on-ramp is signalized, it is assumed that the
westbound/southbound Glenn off-ramp has to yield at Muldoon Road and the southbound movement at the
intersection has two through lanes.

The following conclusions can be drawn from the information in Table 3:

» If a frontage road is constructed along the south side of the site, a traffic signal or
roundabout at the Muldoon Road/westbound Glenn Highway on-ramp would likely
be necessary to improve the LOS as well as reduce the northbound queue length. A
signal/roundabout at this location also allows DOT&PF to realign the
westbound/northbound Glenn Highway off-ramp to allow oversized trucks to avoid

using the Bartlett High School parking lot to get back on the highway.

e The LLOS and delay along Oilwell Road decrease with the alternative access when
compared to Oilwell Road access only. The alternative south access would reduce
the site-generated trips along Oilwell Road by 35 to 40 percent (800 trips during the
peak hour).

4.3  Traffic Signal Warrant Analysis

In accordance with the Manual on Uniform Traffic Control Devices, a traffic signal warrant
analysis for the construction year (2008) and design year (2018) is required for unsignalized

study intersections with an intersection LOS D or greater. Since the intersection of Zuckert -
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Avenue/Oilwell Road is assumed to be signalized based on the VA’s TIA, no intersections

operate below LOS C and no additional signal warrant analysis was required.

Signal warrants were also evaluated for the Frontage Road access concept shown on
Figure 9. When the volumes are redistributed, the LOS along Oilwell Road improves,
however the LOS at the intersection of Muldoon Road/Westbound Glenn Highway on-ramp
deteriorates to LOS F as noted in Table 3. Under this alternative traffic distribution, the
Muldoon Road/westbound Glenn Highway on-ramp meets signal warrants and a signal or
roundabout is needed to satisfy mitigation requirements. Refer to Appendix A for signal

warrant analysis worksheets and evaluation criteria.

4.4  Qilwell Road Configuration

Based on the projected total traffic volumes, the AADT volume along Oilwell Road between
Zuckert Avenue and westbound Glenn Highway on-ramp in design year (2018) will be
approximately 18,000 to 20,000 vehicles per day, with the site generated traffic representing
about 65 percent of the total AADT on Oilwell Road. According to the MOA’s Minor
Arterials Roadway Characteristics (Design Criteria Manual Table 1-3), a roadway with
Oilwell Road’s minor arterial classification should have two to four lanes with a two-way-
left-turn lane and an AADT between 10,000 and 20,000. Experience at comparable roads in
Anchorage (15th Avenue, Arctic Boulevard, and Denali Street) shows that a three-lane
section peaks out at about 15,000 to 18,000 vehicles per day. A three-lane section will be
marginal for accommodating the design year traffic, and a four- or five-lane section will
likely be necessary by the time the project is 80 to 90 percent complete. Oilwell Road will

also require left-turn pockets at major driveways to maintain adequate LOS.

4,5  Site Vehicle Circulation and Parking

The proposed project is to have internal driveways that travel east and west through the
development and connects to the two external access points on the north, Zuckert Aveme

(signalized) and northeast site driveway.

Site circulation serving the project site is intended to provide adequate LOS and circulation
using Oilwell Road, but to include options for improved access should the frontage road

option become feasible. Thus, the individual retail buildings and internal streets have been
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e All other intersections/roadway segments within the study area will continue to
operate at an acceptable LOS C or better. Thus, no other off-site mitigation is
required based on the results of this TIA for the Northeast Anchorage Retail

Development.

e Options for frontage road access are evaluated herein, but are not required fo meet
minimum LOS criteria or to allow adequate access to the site. These options should
be considered in discussions regarding the need to reconstruct the interchange and

frontage road.

120

Page 27



APPENDIX A

Analysis Worksheets

121



PROJECT TRIP GENERATAION ESTIMATES

PM PM Peak Hour Distribution
ITE | Peak | Hour Enter Exit
Item Quantity | Units | Code | Hour | Trips | % Vol % Vol
Multiplex Movie 2800 | seats | 445 | 008 | 224 | 52% | 116 | 48% | 108
Theatre
Shopping Center 890 | 1000 f%| 820 § 2.86 | 2545 | 47% | 1196 | 53% [ 1349
Gross Project Trips 2769 | 47% | 1312 | 53% | 1457
Displaced Trips 67 | 60% | -40 | 40% | -27
(Campground)
Theater Internalization!] 20% 45 1 52% | 23 | 48% | -22
Net New Site Trips 2657 | 47% | 1249 | 53% | 1408
- - Tl -
Pass-by Trips (Ollwelll o0 500 | 50% | 250 | 50% | -250
Road)
Subtotal 2157 | 46% | 999 | 54% | 1158
N y 3 .
Diverted Trips’} 514, 872 | 52% | -a53 | 48% | 419

' Theater internalization accounts for vehicles that visit both the Theater and Shopping Center during one trip

£ Pass-by trips accounts for vehicles already traveling along Oilwell Road that will visit the site

? Diverted trips accounts for vehicles that are withing the study area but not on Oilwell Road that will visit the site,

° The study area includes the Glenn Hwy (Muldoon Rd. to Boniface Pkwy), Boniface Pkwy/Vandenberg Ave.
(Glenn Hwy to Provider Dr.), Muldoon Rd. {Boundary Ave. to Oilwell Road}, and Oilwell Road/Provider Dr.
(Muldoon Rd. to Boniface Pkwy/Vandenberg Ave).
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Figure 3: 2008/2018 Total Traffic Volumes Weekday P.M. Peak Hour
with Access Via Qilwell Road and Frontage Road
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NE Anchorage Retail

26: Muldoon Road & Zuckert Avenue

2018 Total Traffic - Oilwell Only

11/3/2006

Approach LOS

P R N N D R 4
. 0 =BT NBESWET W B : SBLE - SBT SBR
Lane Configurations % % 4 f % 4 o % 4 d
ldeal Flow (vphpl) 1800 1900 1900 1900 1900 1900 1900 1900 1900 1800 1900 1800
Total Lost time {s) 40 40 40 40 40 40 4.0 40 40 40
Lane Util. Factor 100 095 - 1.00 1.00 .1.00 1.00 100 1.00 1.00 1.00
Frt 1.00 0.94 100 100 085 1.00 0.85 1.00 100 085
Fit Protected - -085 1.00 ..085 1.00 100 095 ©.400 085 1.00 ‘1.00
Satd. Elow (prot) 1770 3344 1770 1863 1583 1770 1583 1770 1863 1583
Flt Permitted " 066 - 1.00 . 020 100 -:1.00 069" C:00 :061 100 100
Satd. Flow {perm) 1236 3344 376 1863 1583 1279 1583 1144 1863 1583
Volumae (vph) 12 336 195 755 . 135 5 23 0 -.854 320 100 10
Peak-hour factor, PHF 082 092 092 082 092 092 092 092 0982 082 092 092
Adj. Flow (vph) 13 365 212 821 147 7 251 0 928 348 109 11
RTOR Reduction {vph) - 0 82 0 0 0 2 0 0 0 0 0 10
Lane Group Flow (vph) 13 485 0 821 1147 5 . 251 0 925 548 109 1
Turn Type Perm pm+pt Perm pm+pt Free pm+pt Perm
Protected Phases 4 3 8 5 2 1 6
Permitted Phases 4 8 8 2 Free 6 6
~ Actuated Green, G (s) 161 181 6041 601 601 192 924 232 109 108
Effective Green, g (s) 15.8 158 508 59.8 598 186 924 226 106 106
Actuated g/C Ratio 017 017 065 065 065 0.20 1.00 024 041 0.1
Clearance Time () 3.7 37 3.7 a7 37 37 37 37 37
Vehicle Extension {s} 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Lane Grp Cap (vph) 211 672 847 1206 1024 311 1883 361 214 182
v/s Ratio Prot 017 c0.42 0.08 0.09 cC.13 0.06
v/s Ratio Perm 0.01 c0.21 0.00 0.08 0.59 ¢0.11 0.01
vic Ratio 0.06 087 097 012 000 081 059 096 051 0.01
Uniform Delay, d1 321 373 20.2 62 58 344 0.0 336 385 362
Progression Factor 1.00 1.00 1.06 100 1.00 1.00 100 1.00 100 1.00
Incremental Delay, d2 01 129 233 00 0.0 142 1.6 376 19 00
Delay (s) 322 502 436 6.3 58 486 16 713 404 3863
Level of Service C D D A A b A E D D
Approach Delay (s) 49.8 377 11.6 63.2
D D B E

HCM Average COﬁikbl Delay
HCM Volume to Capacity ratio
Actuated Cycle Length (s)

Intersection Capacity Utilization

Analysis Period (min)
¢ Critical Lane Group

341
0.94
924

91.8%

15

HCM Level of Service

Sum of lost time (s)
ICU Level of Service

Prepared by WMC/CAG
DOWL LLC
DOWL LLC

Synchro 6 Report

Page 1
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NE Anchorage Retail 2018 Total Traffic - Qilwell Only
53: Muldoon Road & Bartlett High 11/3/2006

MBvenian { BT EBRUWBLE WET SWER: CENBTNBRESHIESET DSER
Lane Configurations LS LI S ' b1 [
Sign Control Free .. Free Stop Stop

Grade 0% 0% 0% 0%
Volume (veh/h) -0 44717 39 198 8% .4 0 0 .0 0 0 O
Peak Hour Faclor ¢e2 0982 092 082 082 092 092 092 0982 092 092 092
Heaufly flow rate (vph) 0 1599 42 25 974 - .4 0 -0 20 00 0 20 0 O
Pedestrians

Lane Width(ft) -~

Walking Speed (ft/s)

Pefcent Blockage o | : . . . _
Right turn flare (veh) 10
Mediari type ‘ ' ' o .. None ~ None
Median storage veh) :

Upstrearm signal (ft) 686

pX, platoon unblocked

VG, coniflicting volume 978 1641 2538 3029 821 2206 3048 489
vC1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unbiocked vol 978 1641 2538 3029 821 2206 3048 489
{C, single (s) 4.4 4.1 75 65 69 75 65 869
{C, 2 stage (s)

tF (s) 22 2.2 356 40 33 35 490 3.3
p0 queue free % 100 45 100 100 100 100 100 100
cM capacity (veh/h} 701 380 8 6 38 14 6 525

Difectish LEne
Volume Total 1066

0
Volume Left 0 215 0 0 0 0
Volume Right 0 0 0 4 0 0
c¢SH 1700 1700 390 1700 1700 1700 1700
Volume to Capacity 063 034 055 038 019 120 1.53
Queue Length {ft} 0 0 80 ¢ 0 0 0
Control Delay (s) 0.0 00 250 00 00 00 00
Lane LOS ' C A A
Approach Delay (s) 0.0 45 00 00
Approach LOS A A
Iférsection Summar
Average Delay 1.9
Intersection Capacity Utilization 58.5% ICU Level of Service B
Analysis Period (min) 15
Prepared by:WMCICAG Synchro 6 Report
DOWL LILL.C Page 1

DOWL LLC 1 2 7



NE Anchorage Retail 2018 Total Traffic - Oilwell Only

32: WB Glenn Muldoon On Ramp & Muldoon Read 11/3/2006
A ey v Ay b A2 N4

Gva R EBR WAL VBRZINE BRSBTS

Lane Configurations [ N A 4 i

Sign Control Stop Yield Free Free

Grade 0% 0% 0% 0%

Vaiume {vehth} 0 .06 o . 0 .0 148 254 952 0. -0 1360 450

Peak Hour Factor 092 092 092 092 092 0982 082 082 082 092 092 092

Houtly flowrate(vph) -0 06 0 .0 .- 0 161 -276 1035 - .0 -0 1478 489

Pedestrians

Walking Speed (ft/s)

Percent Blockage

Right turn flare {veh)

Médian type ' None o None

Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, conflicting volume 2548 3085 1478 3065 3065 517 1478 C 1035
vC1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 2548 3065 1478 3065 3065 517 1478 1035
tC, single (s) 7.5 6.5 69 75 65 69 41 4.1
{C, 2 stage (s)

tF (s) 35 40 33 35 40 2.2 2.2
p0 queue free % 100 100 100 100 100 39 ~ 100

cM capacity (veh/h)

.........

Difeg!

Volume Total 161 276 b1 517 1478

Volume Left 0 276 0 0 0]

Volume Right 161 0 0 0 0

cSH 503 452 1700 1700 1700

Volume to Capacity 0.32 061 030 030 087

Queue Length (ft) 34 100 0 0 0

Control Delay (s} 155 247 0.0 0.0 0.0

Lane LOS C C

Approach Delay (s) 15.8 5.2 ' 0.0

Approach LOS C

Inters i1

Average Delay 27

Intersection Capacity Utilization 107.5% ICU Level of Service G

Analysis Period (min} 15

Prepared by WMC/CAG Synchro 8 Report
DOWL LLC Page 1

.DOWL LLC 1 2 8



NE Anchorage Retail 2018 Total Traffic - Oilwell Only
40: EB Glenn On Ramp - Muldoon & Muldoon Road 11/3/2006

Lane Confguratlons LI L. % d
Sign Corifral = . Step . , € Free- .. .  Stop . .
Grade 0% 0% 0%
Volume(veh/h) . - . . .0 .0 0 763 0 570 1344 -.0. 0 . 0O
Peak Hour Factor 0.2 092 092 . . 092 092 092 082 092
Houry flowrate(vph) ~ -0 - . 0 0 -829 - 620 1461, - 0 0. 0 ..
Pedestrians

Larie Width'(ft) -

Walking Speed (ftis)

Percént Blockage - -

Right turn flare (veh)

Median type . - . ‘Norig , S o . . - - None
Median storage veh)

Upstream sigrial (ft) ’ ' " 565

pX, platoon unblocked

vC,conflicting volume 2708 3520 1461 828 B 17 I 1

vC1, stage 1 conf vol
vC2, stage 2 conf vol . o _ A -
vCu, unblocked vol 2799 3529 1461 820 3529 730

tC, single (s} 75 65 441 4.1 85 69
1C, 2 stage (s)

tF (s) 3.5 4.0 2.2 22 4.0 3.3
pO0 queue free % 100 160 100 22 100 100
cM capacity {vehih) 3 1 459 798 i 365

Difegtion; Lane;

620 730 730 0

Volume Total 9

Volume Left o 620 0 0 0 0

Volume Right 0 0 0 0 0 0]

cSH 1700 788 1700 1700 1700 1700

Volume to Capacity 042 078 043 043 658 Q.76

Queue Length {ft) 0 183 0 0 Err 0

ControlDelay {s) 0.0 233 0.0 00 00 0.0

Lane LOS S Cc A A

Approach Delay (s) 00 69 0.0

Approach LOS : A

Average Delay 5.0

Intersection Capacity Ulilization 85.1% ICU Level of Service E

Analysis Period {min) 15

Prepared by WMC/CAG Synchro 6 Report
COWL LLC Page 1

DOWL LLC . 1 2 9



NE Anchorage Retail
36: Boundary & Muldoon Road

2018 Total Traffic - Oilwell Only
11/3/2006

I:ar\;ga)"r'u}igurations % h-f ] “ ki 1‘ B

- Y
Ideal Flow (vphp!) 1900 1900 1900 1900 1900 1900 1800 1800 1900 1900 1900 1900
Total Lost time (s) 4.0 40 40 40 40 40 40 40 4.0
Larie Util. Factor 1.00 - 1.00 100 100 100 1.00. 0.95 4100 . 0.95
Frt 1.00 085 100 1.00 085 100 099 1.00 0.99
FltProtected " .~ . 0.95 1.00 095 :°1.00 -1:00 - 095 - 1.00 085 . 1.00
Satd. Flow (prot) 1770 1583 1770 1863 1583 1770 3514 1770 3508
Flt Permitted .- 075 1:.00-0.76 1:00.7:1.00"--0.09 ~1.00 10.107:1.00°
Satd. Flow (perm) 1399 1583 1410 1863 1583 172 3514 178 3508
Volume {vph) @5 -0 115 25 9 44 T 88 1505 74 - 45 1465 90
Peak-hour factor, PHF 092 092 092 092 092 092 092 092 092 092 092 092
Adj.Flow (vph) 103 .. 0 125 27 40 . - 48 96 1636 80 - 49 1592 98
RTOR Reduction (vph) 0 ¢ 105 0 0 40 0 4 0 0 ] 0
Lané Group Flow(vph) 103 . .00 20 37 10..-8 96 .1712 0 40 1685 . . 0O
Turn Type Perm Perm Perm Perm pm+pt pm-+pt
Protected Phases 4 _ : 8 & 2 1. 6
Permitted Phases 4 4 8 8 2 8
Actugted Greén, G (s) 8.1 9.1 21 91 91 469 418 439 403
Effective Green, ¢ {s) 11.3 1.3 113 113 113 482 434 452 419
Actuated g/C Ratio 0.18 016 016 016 0.16 069 062 066 0.60
Clearance Time (s) 6.2 6.2 6.2 8.2 6.2 a7 5.6 37 5.6
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Lane Grp Cap (vph) 226 256 228 301 256 228 2179 190 2100
v/$ Ratio Prot _ 0.01 ¢0.03 c0.48 0.01 048
v/s Ratio Perm 0.07 0.08 0.02 003 026 0.15
v/c Ratio 0.46 008 012 003 003 042 079 0.26 0.80
Uniform Delay, d1 26.6 249 251 247 247 94 88 83 109
Progression Factor 1.00 1.00 100 100 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 1.8 0.1 0.2 0.0 0.0 1.3 2.9 0.7 34
Delay (s) 28.0 251 253 248 248 107 128 9.0 142
Level of Service C Cc c c c B B A B
Approach Delay (s} 264 25.0 12,7 14.1
Approach LOS Cc Cc B B
(0] f
HCM Average Contral Delay 14.4 HCM Level of Service
HCM Volume to Capacity ratio 0.67
Actuated Cycle Length (s) 70.0 Sum of lost time (s) 8.0
Intersection Capacity Utilization 70.2% ICU Level of Service C
Analysis Period (min) 15

¢ Critical Lane Group

Prepared by WMC/CAG
DOWL LLC
DOWL LLC
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NE Anchorage Retail 2018 Total Traffic - Oilwell Only
27: Muldoon Road & Zeamer  11/3/2008

Lane Configurations % 4 4 d % '
Sign Control = Frea Free . Stop
Grade 0% 0% 0%
Volume{veh/h)y . 65 430 346 30 128 169 ..
Peak Hour Factor 092 092 092 092 092 092
Hourly flow rate (vph) - 71 - 467 376 ° 33 139 . 184
Pedestrians

Lahe Width {ft) -

Walking Speed (ftfs)

Percent Blackage

Right turn flare (veh)

Médiari type SR 77 “None

Median storage veh)

Upstream signal (ft)

pX, platoon unblocked

vC, eonflicting volume 408 , - . 684 375
vC1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 408 984 375

tC, single (s} 4.1 6.4 6.2

{C, 2 stage (s)

tF (s) 2.2 35 33

p0 queue free % 94 48 73

cM capactty {veh/h) 1151 259 @71

Voiume Totai 71 467 375 33 1306 184

Volume Left 71 0 0 0 139 0

Volume Right 0 0 0 33 0 184

cSH 1151 1700 1700 1700 259 671

Volume fo Capacity 006 027 022 002 054 027

Queue Length (ft) 5 0 0 0 73 28

Controf Delay (s) 83 00 00 00 340 124

Lane LOS A D B

Approach Delay (s) 1.4 0.0 2.7

Approach LOS C

Average Delay 6.0

Intersection Capacity Utilization 38.9% ICU Level of Service A
Analysis Period (min) 15

Prepared by:WMC/CAG Synchro 6 Report
DOWL LLC ' Page 1

DOWL LLC ' 1 3 1



NE Anchorage Retail 2018 Total Traffic - Qilwell Only
18: Muldoon Road & Westover 11/3/2006

Lane Configurations ki1 4 r % i
Ideal Flow {vphpl} 1900 . 1900 1600 1900
Totat Lost time (s) 4.0 4,0 . 4.0 4.0
Lang Util. Factor 100 1.00 100 400 .1.00
Frt 1.00 100 1. . 1.00 0.85
FitProtectéd 095 100 100 100 0.95 .00
Satd. Flow (prot) 1770 1863 1770 1583
Fit:Permittéd , -~ .0:64 - -1.000 1,00 --1.00°°0.95 . 1.00
Satd. Flow (perm) 1184 1863 1770 1583
Valame (vph) 419 180 ¢ ‘ 348 286
Peak-hour factor, PHF  0.92 0.92 . . 092 092
Adj.Flow (vph) 455 196 1 -3 378 311
RTOR Reduction {(vph) 0 0 0 187
Lane Group Flow (vph) 455 196 . ! . 378 124
Turn Type Perm Perm
Protected Phases 4 : 6
Permitted Phases 4 6
Actuated Green, G (s} 160 160 . . 16.0 160
Effective Green, g (s) 16.0 16.0 . . 16.0 16.0
Actuated g/C Ratio 040 040 . . 040 040
Ciearance Time (s) 40 4.0 . . 4.0 4.0
Vehicle Extension {s) 3.0 30 . . 3.0 3.0
Lane Grp Cap (vph) 478 745 708 B33
v/s Ratio Prot 0.11 \ c0.21

vfs Ratio Perm c0.38 . 0.20
vic Ratio 0.95 (.26 . 053 0.20
Uniferm Delay, d1 116 80 . g2 78
Progression Factor 1.00 1.00 100 1.00
Incremental Delay, d2 29.2 0.2 . 29 0.7
Delay (s) 408 8.2 2 120 85
Level of Service D A B A
Approach Delay (s) 310 . 10.4
Approach LOS c B

HCM Average Control Delay 16.8 HCM Level of Service B
HCM Volume to Capacity ratio 0.74

Actuated Cycle Length (s) 40.0 Sum of lost time (s) 8.0
Intersection Capacify Utilization 61.4% ICU Level of Service B
Analysis Period (min) 15

¢ Critical Lane Group

Prepared by WMC/CAG Synchro 6 Report
DOWLLLC Page 1
DOWL LLC 1 3 2



NE Anchorage Retalil 2018 Total Traffic - Oilweli Only
17: Provider & Muldoon Road 11/3/2006

i T e ¥ L ¢ v
——— RN S ———

Lane Configurations 5 F ¥ -1 L

ldeal Fiow (vphpl) 1900 1900 1900 190¢ 1900 1900 1900 4800 - 1800 4900
Total Lost time {s) 40 40 4.0 4.0 4.0
Lane Util. Factor . = 1.00 1.00 21000 - o 100 1.00
Frt 1.00 085 1.00 1.00 0.85
FitProtésted =~ . 095 100 . ~. 085 095 . . 400
Satd. Fiow (prot) 1770 1583 1771 1770 1583
FitPermitted 027, 100~ S e el r088 o 0760 0 100
Satd. Flow (perm) 500 1583 1771 1410 1583
Volume (vph) 41890 0 -0 0 800 0 8 7 020
Peak-hour factor, PHF 082 092 092 082 092 092 0982 092 082 092
Adj. Flow (vph) 12 641 0 o -0 543 9 .8 0 22
RTOR Reduction (vph) 0 0 0 0 0 1 0 v} 0 13
Lané Group Flow(vph) . .12 641 .0 .0 .0 651 O .8 .- 0 ‘9
Turn Type custom Perm Perm custom

Protected Phases -4 2 8 : _ ,
Permitted Phases 4 , 2 8 6 6
Actusted Green, G (s} 160 180 180 16.0 16.0
Effective Green, g (s) 16.0 16.0 16.0 16.0 16.0
Actuated g/C Ratio 040 040 0.40 0.40 0.40
Clearance Time (s) 4.0 4.0 4.0 4.0 4.0
Vehicle Extension (s) 3.0 30 3.0 3.0 3.0
Lane Grp Cap (vph) 200 633 708 564 633
v/s Ratio Prot ¢0.40 0.31

v/s Ratio Perm 0.02 0.01 0.01
v/c Ratio 0068 1.01 0.78 0.01 0.01
Uniform Delay, d1 74 120 10.5 7.2 7.2
Progression Factor 1.00 1.00 1.00 1.00 1.00
Incremental Detay, d2 0.1 39.0 54 0.0 0.0
Delay (s) 75 510 15.8 7.3 7.3
Level of Service A D B A A
Approach Delay {s) 50.2 0.0 15.8 7.3

Approach LOS D A B A

HCM Average Control Delay 338 HCM Level of Service C
HCW Volume to Capacity ratio 0.52
Actuated Cycle Length (s) 40.0 Sum of lost time (s) 8.0
Intersection Capacity Utilization 46.5% ICU Level of Service A
Analysis Period (min) 15

¢ Critical Lane Group

Prepared by WMC/CAG Synchro 6 Report
DOWL LLC Page 1
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NE Anchorage Retall 2018 Total Traffic - Oilweli Only
16: Provider & Vossler 11/312006

Lane Conflgurat:ons % B "i g3 4 r ) r
Ideal Fiow (vphpl) 1900 1900 1900 14900 1900 1900 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.0 4.0 4.0 40 4.0 4.0 4. 4.0
Laie Util. Factor 100 .1.00 100 400 . . 100 100 . U100 1,00
Fri 1.00 0.99 1.00 0.99 1.00 0.85 1.00 0.85
FitProtécted - -~ 085 100 - 005 100 . .. 085100 - . 095 -1.00
Satd. Flow (prot) 1770 1837 . 1770 1845 1770 1583 1779 1583
FitPermitted .- - 028 100 026 400 .. 075100 - 085 .1.00
Satd. Flow (perm) 548 1837 481 1845 1380 1583 1500 1583
Volaime (vph) 19 -850 . 85 39 450 30 . 32 - 038 0016 . 4 22
Peak-hour factor, PHF 002 092 092 092 092 092 092 092 092 0 92 092 092
Adl.Flow(vph) - . . 21 598 60 - 42 488 .33 .38 -0 -4 AT 1 24

RTOR Reduction {vph) 0 9 0 0 6 0 0 0 2 0 0 14
Lane Group Flow{vph} 21 649 -0 - 42 516 ¢ . 0 .35 .17 ....Q A8 10

Turn Type Perm Perm Perm Perm Perm Perm
Protectéd Phases 4 . 8 2 . - . ¥
Permitled Phases 4 8 . 2 2 6 6
Actuated Green, G (s} 155 155 ' 155 155 160 180 ‘ 160 16.0
Effective Green, g (s) 156 155 155 155 16,0 16.0 16.0 16.0
Actuated g/C Ratio 0.3 0.39 0329 039 041 041 041 041
Clearance Time (s) 40 4.0 4.0 4.0 4.0 40 40 4.0
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Lane Grp Cap (vph) 215 121 189 724 563 641 644 &M
v/s Ratio Prot c0.36 0.28

v/s Ratio Perm 0.04 0.08 0.03 0.03 00t Q.02
vic Ratio 0.10 090 022 o0M 0.06 0.03 0.03 0902
Uniform Delay, d1 76 113 8.0 10 7.2 741 7.1 7.0
Progression Factor 1.00  1.00 100 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 02 141 0.6 3.3 0.2 0.1 0.1 0.0
Delay (s) 78 254 86 135 7.4 71 72 741
Leve! of Service A C A B A A A A
Approach Delay (s) 248 131 7.3 71
Approach LOS Cc 8 A A
IntarsBslio

HCM Average Control Delay 18.4 HCM Level of Service B

HCM Volume to Capacity ratio 0.48

Actuated Cycle Length (s) 39.5 Sum of lost time (s) 8.0

Intersection Capacity Utilization 48.9% ICU Level of Service A

Analysis Period (min) 15

¢ Critical Lane Group

Prepared by WMC/CAG Synchro § Report
DOWL LLC Page 1
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NE Anchorage Retail 2018 Total Traffic - Cilwell Only
15: Provider & Boniface Parkway 117312006

Lén;e Configurations % ' i" ‘Y f‘f F ‘i“'i.” - ‘H‘

ideal Flow (vphp!) . 1900 1900° 1800 1900 1900 1900
Total Lost time (s) 40 40 40 40 40 40
Lane Util. Fagtor .~ -70.97 - 100 095 100 097 -0.95
Frt 1.00 085 1.00 085 1.00 1.00
Fit Protected 70950 400 0 1,00 .1.00 095 400
Satd. Flow (prot) 3433 1583 3530 1583 3433 3539
Flt Permitted -~ - .- 095 1,00 1,00 100 . .056" 1.00 -
Satd. Flow (perm) 3433 1583 3530 1583 2030 3530
Velume (vph)- - - 250 . .250 288 . 185 440 .. 656
Peak-hour factor, PHF 092 0982 082 0982 0982 0892
Adj. Flow (vph) - 272 272 313 2 478 73

RTOR Reduction(vph) 0 204 0 98 o 0
Lane Group Flow (vph) . 272 - 68 3913 403 478 713

Turn Type Perm Perm Perm
protected Phases . - g 2 L 6
Permitted Phases 8 2 6

Actuated Green; G{s) 85 85 174 174 174 174
Effective Green, g (s} 85 85 174 174 174 174
Actuated ¢/C Ratio 025 025 051 051 051 051
Clearance Time (s) 4.0 4.0 4.0 40 4.0 4.0
Vehicle Extension (s) 30 30 3.0 30 30 30
Lane Grp Cap (vph) 861 397 1816 813 1042 1816

v/s Ratio Prot .08 0.09 0.20

v/s Ratic Perm 017 0.13 c0.24

v/c Ratio 032 017 017 0413 046 0.39

Uniform Delay, d1 103 99 44 43 53 50

Progression Factor 100 100 100 100 1.00 1.00

Incremental Delay, d2 0.2 0.2 0.2 0.3 t5 06

Delay (s) 105 102 48 46 67 57

Level of Service B B A A A A

Approach Delay (s} 10.3 4.6 6.1

Approach LOS B A A

HCM Average Control Delay 6.8 HCM Level! of Service A
HCM Volume to Capagity ratio 0.53

Actuated Cycle Length (s) 338 Sum of lost time (8) 8.0
Intersection Capacity Utilization 37.6% ICU Level of Service A
Analysis Period {min) 15

¢ Critical Lane Group

Prepared by WMC/CAG Synchro 6 Report
DOWL LI.C Page 1
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NE Anchorage Retail 2018 Total Traffic - Oilwell Only
1. Mtn View & Boniface Parkway 11/3/2006

MBvemEn EBL EBT R ER R WRT W ER T NEES ERET INBE
Lane Configurations % F %% A 7 LI 4 '
ldeal Flow (vphpl) - 1900 -1900 1900 1900 . 1600 1900 1800 . 4900 1900 1900 19800 1800
Total Lost time (s) 4.0 40 40 40 40 4.0 4.0 4.0 4.0
Lane Util, Faster - 400 - . 100 007 100 :4.00 400 095 . - 0.95 1.00
Frt 1.00 085 100 100 085 1.00 1.00 100 0.85
Fit Protected. - o 085 4007 <096 . 1.00 --100 72085 71000 . - . 100 100
Satd. Flow (prot) 1770 1583 3433 1863 1583 1770 3539 3539 1583
Fit Permitted - 0860 00 095 01007 0100 10.28.:4.00 7 o0 100 0100
Satd. Flow (perm) 1770 1583 3433 1863 1583 432 3539 3539 1583
Volume (vph} - D37 007067 29270093 1800 159 254 - .0 0 -850  BO
Peak-hour factor, PHF 092 092 092 082 092 092 092 092 092 092 092 092
Adj:Flow (wvph) - .- -40° -0 767 - 317 101186 173 ..276 = 0 . .0 924 -- 64
RTOR Reduction (vph) 0 0 ] 4] 0 0 0 0 0 0 0 0
Lawia Group Flow{vph) .:.-40 - . 0 767 317 101 196 173 276 . .0 .0 . .924 ' 54
Turn Type Prot Free Prot Free pm+pt Free
Protected Phases @ - -7 i e 8 .8 o B R 6
Permitted Phases Free Free 2 Free
Actuated Green, G (s} . 56 120.0 235 125 1200 '87.8 878 o 68.0 120.0
Effective Green, g(s) 5.3 1200 232 139 1200 888 888 70.0 1200
Actuated g/C Ratio 0.04 100 0149 G142 100 074 0.74 : 0.58 1.00
Clearance Time {s) 3.7 3.7 5.4 3.7 5.0 6.0
Vehicle Extension (s) 3.0 30 30 3.0 30 3.0

Lane Grp Cap {vph) 78 1583 664 216 1583 485 2619 2064 1583
v/s Ratio Prot 0.02 0.00 005 0.04 0.08 0.26

vis Ratio Perm 0.48 012 022 0.03
v/c Ratio 0.51 048 048 047 0412 036 0.1 045 0.03
Uniform Delay, d1 56.1 0.0 430 496 00 85 4.4 14.1 0.0
Progression Factor 1.00 100 1.00 100 100 036 033 1.00 1.00
Incremental Delay, d2 5.6 1.1 0.5 16 02 04 0.1 0.7 00
Delay (s) 61.7 11 436 512 02 28 1.5 148 0.0
Level of Service E A 3 D A A A B A
Approach Delay (s) 4.1 31.0 20 14.0
Approach LOS A C A B

Iiterse i}

HCM Average Control Delay 12.9 HCM Level of Service B

HCM Volume to Capacity ratio 0.48

Actuated Cycle Length (s} 120.0 Sum of lost fime (s) 0.0

Intersection Capacity Utilization 53.9% ICU Level of Service A

Analysis Period (min) 15

¢ Critical Lane Group

Prepared by WMC/CAG ~ Synchro 6 Report
DOWL LLC Page 1
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NE Anchorage Retail 2018 Total Traffic - Oilwell Only
3: EB Glenn - Boniface Exit & Boniface Parkway 11/3/2006

Mg

Lane Configurations % 4 ' 4 4 % 44

Ideal Flow (vphpl) 1900 1900 18500 1800 1800 1900 1900 1900 1900 1900 - 1900 1900
Total Lost time (s) 40 40 40 40 40 40 40

Lane Utl. Factor 100 100 100 . .. . B 095100 400 - 0.95

Frt 1.00 100 085 100 085 100 1.00
FitProtected =~~~ 095°-1.00 100 - -~ . T 0400: ©4.00 7095 - .00
Satd. Fiow (prot) 1770 1863 1583 3539 1583 1770 3539

Fit Permitted - Co095 000 000 T T e 0004000 00 0,37 41200

Satd. Flow (perm) 1770 1863 1583 3530 1583 698 3530
Volume(vph) . .60 6 152" 0 0. -0 . 0..428 457 .786° 943 O
Peak-hour factor, PHF 082 092 092 092 092 082 0.92 092 092 092 0982 092
Adl. Flow (vph) 75 .07 185 0 -0 0 - 0. 485 497 854 4025 0
RTOR Reduction (vph) 0 0 148 0 0 0 0 0 0 0 0 0
Lene GrotupFlow{vph) 76 . 7 17 - 0 -0 -0 - 0 .465 . 497 -854 1025 ©
Turn Type Perm Perm Free pm+pt

Protected Phases - 4 . _ 2 IR R
Permitted Phases 4 4 Free 6

Actuated Green, G (s) 101 101 101 . 447 1200 979 - 979
Effective Green, g (s) 121 121 124 46.7 1200 9909 099
Actuated ¢/C Ratio 010 0140 0.10 039 100 083 0383
Clearance Time (s) 60 60 6.0 6.0 37 60
Vehicle Extension (s} 3.0 3.0 3.0 3.0 3.0 3.0

Lane Grp Cap (vph) 1786 188 160 1377 1683 1021 2946

v/s ‘Ratio Prot 0.00 0.13 ¢0.34 028

v/s Ratio Perm 0.04 0.10 0.31 c0.35

v/c Ratio 042 004 0.10 _ 034 031 084 035
Uniform Delay, d1 50,7 487 490 258 0.0 105 24
Progression Factor 1.00 1.00 1.00 100 100 089 103
incremental Delay, d2 16 0.1 0.3 0.7 0.5 56 0.3

Delay (s) 523 488 493 264 035 150 27

Leve! of Service D ] D C A B A
Approach Delay (s) 50.2 0.0 13.0 8.3
Approach LOS D A B A

Intersactiog

HCM Average Control Delay 13.1 HCM Level of Service B
HCM Volume to Capacity ratio 0.85
Actuated Cycle Length (s) 120.0 Sum of lost time {s) 8.0
Intersection Capacity Utilization 69.2% ICU Level of Service C
Analysis Period (min} 15

¢ Critical Lane Group

Prepared by WMC/CAG Synchro 6 Report
DOWL LLC Page 1
DOWL LLC 1 3 7



NE Anchorage Retail 2018 Background Traffic - Oilwell Only
26: Muldoon Road & Zuckert Avenue 11/3/2006

R

Lane Configurations % ‘M'-’ 'i 4 5 > + ?" ‘i 1‘ i f'

ldeal Flow (vphpl) 1900 - 1900 1900 1900 1900 -1900 .-1900 1800 1900 1900 1900 1900
Total Lost time (s) 40 40 40 40 40 40 40 40 4.0
Lane Util.-Facter ~  1.00 095 - 400 - 100 100 - 000 7 1000 1.000 100
Frt 1.00 1.00 100 100 085 1.00 085 1.00 0.85
FitProtected. .~ . 085 100 ~ - 095 41004007095 - 1,00 085 0 100
Satd. Flow (prot 1770 3523 1770 1863 1583 1770 1583 1770 1583
Fit-Pérmitted - 062 400 T 0 0487400, 0100076 7 4,00 104300 L 1.00
Satd. Flow (perm} 1155 3523 008 1863 1583 1410 1583 810 1583
Vaolumeé (vph) . 42 408 - 13 - 27 203 6.8 010 24 4200 010
Peak-hour factor, PHF 092 092 092 082 092 0892 092 092 0 92 (092 092 0.92
Ad).Flow(vph) = . . 13 445 14 28 229 7.3 0 26 457 ) 11
RTOR Reduction (vph) 0 5 0 0 0 5 0 0 22 0 0 8
Lahe Group Flow({vph) 13 454 .. .-0. .20 ..22¢ -2 "3 -"0.-4 457 0 .6
Turn Type Perm Perm Perm Perm Perm pm+pt Perm
Protected Phases -~ 4 8 e 2 A 6
Permitied Phases 4 8 8 2 2 4] 6
Actuated Green, G (s) 94 94 94 94 94 57 8.7 157 157
Effective Green, g (s) 8.1 9.1 9.1 0.1 2.1 54 54 154 15.4
Actuated gfC Ratio 0.28 0.28 028 028 028 047 017 047 0.47
Clearance Time (s) 3.7 3.7 37 a7 3.7 3.7 37 3.7 3.7
Vehicle Extension (s} 3.0 3.0 36 30 3.0 3.0 30 30 3.0
Lane Grp Cap {vph) 323 986 254 522 443 234 283 561 750
v/s Ratio Prot ¢0.13 0.12 ¢0.15

v/s Ratio Perm 0.01 0.03 0.00 0.00 0.02 c0.24 0.01
vic Ratio 0.04 046 0.11 042 000 0.01 002 0.81 0.01
Uniform Delay, d1 85 97 &7 98 84 113 113 64 4.5
Progression Factor 1.00 1.00 100 100 100 1.00 1.00 1.00 1.00
Incremental Delay, d2 0.1 0.3 02 068 00 0.0 00 89 0.0
Delay (s) 86 100 89 10.1 g4 113 114 183 4.5
Level of Service A B A B A B B B A
Approach Delay (s) 10.0 9.9 1.4 150
Approach LOS A A B B

fit - S "

HCM Average Control Delay 11.9 HCM Level of Service B

HCM Volume to Capacity ratio 0.66

Actuated Cycle Lengih (s) 325 Sum of lost time (s) 8.0

Intersection Capacity Utilization 55.0% ICU Level of Service A

Analysls Period (min) 15

¢ Critical Lane Group

Prepared by WMC/CAG Synchro 6 Report
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NE Anchorage Retail 2018 Background Traffic - Oilwell Only

53: Muldoon Road & Bartlett High 11/3/2006
T A T

Lane Con |gurat|ons % N M d b 4

Sign-Control Free Free Step - ... Stop .

Grade 0% 0% - 0% 0%

Volirrie (vehfh) .0 83 -0 0 23 ..4. 0 0,0 15 -0 -0

Peak Hour Factor 082 0902 0982 092 092 082 092 092 092 0982 092 092

Héurly flowrate{wph) =~ 0 827 - -0 . 0 267 -4 Qo0 D760 - S0

Pedestrians

Lane Width (ft) -

Walking Speed (ﬂfs)

Percernit Blockage : : S . ST o

Right turn flare {veh) 10

Medianfype - , R o -+ . Neéne - - 7 None =~

Median storage veh)

Upstream-sigrial (ft) . 686

pX, platoon unblocked

vC, conflicting volume 261 927 ' 1055 "1188 464 722 1186 130

vC1, stage 1 conf vol

vC2, stage 2 conf vol b N , o

vCu, unblocked vol 261 927 1055 1188 464 722 1186 130

tC, single (s) 4.1 4.1 76 65 69 785 65 69

tC, 2 stage (s}

tF (s) 22 22 35 40 33 35 40 33

p0 queue free % 100 100 100 100 100 95 100 100

¢M capacity (veh/h) 1301 733 180 187 545 314 187 895

Birection; L

Volume Total 618 309 0 1M 20 0 16

Volume Left 4 0 0 ] 0 0 18

Volume Right 0 ] 0 0 4 0 0

¢SH 1700 1700 1760 1700 1700 1700 246

Volume to Capacity 036 018 000 010 005 070 0.07

Queue Length (ft) 0 0 0 0 Q 0 5

Control Delay {s) 0.0 00 00 00 00 0.0 207

Lane LOS A C

Approach Delay (s) 0.0 0.0 0.0 20.7

Approach LGS A C

Average De!ay 0.3

Intersection Capacity Utflization 33.6% {CU Level of Service A

Analysis Period (min) 15

Prepared by:WMC/CAG Synchro 6 Report
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NE Anchorage Retail 2018 Background Traffic - Oilwell Only

32: WB Glenn Muldoon On Ramp & Muldoon Road 11/3/2006
ey AN NS

Mbvemen \ S NE SBLESET SBR

Lane Configurations [ ] +1~ 4 r

Sign Coritrol Stop Yield . .. . - Free .. .Free .

Grade 0% 0% 0% 0%

Volumefveht) 0 0 -0 0 -0 57 254 483 -0 .0 687 - 481

Peak Hour Factor 092 082 092 092 092 092 092 0.92 092 092 0.92 0.02

Holrlyflow raté(vph) - -0 - 0 -6 0 - 0 362 276 489 © - 0. -0 (747 197

Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percerit Blockage

Right turn flare (veh)

Mediai type' ‘ <o Nohe . -~ Noné

Median storage veh)

Upstredam sighal (ft)

pX, platoon unblocked

VG, coiflicting volumie 1398 1498 747 14098 1498 .99 747 . 199

vCA, stage 1 conf vol
vC2, stage 2 conf vol _ . B _ , o S
vCuy, unblocked vol 1398 1498 747 1498 1498 99 747 198

tC, single (8) 75 65 69 75 65 69 41 4.1

tC, 2 stage (s)

tF (s) 35 40 33 35 40 33 22 2.2
- p0 queue free % 100 100 100 100 100 93 68 100

¢M capacity (veh/h} 70 82 356 63 82 837 857 1371

Bitediion; Lare# St

Velume Total 82 276 99 99 747 197

Volume Left 0 278 o 0 0 0

Volume Right 62 0 0 0 0 197

cSH 937 857 1700 1700 1700 1700

Valume to Capagcity 007 032 006 006 044 Q.12

Queue Length (ft) 5 35 0 0 0 0

Control Delay (s} 91 112 0.0 0.0 0.0 0.0

Lane LOS A B o

Approach Delay (s) 9.1 6.5 0.0

Approach LOS A

Intérssetioh: Stnmm:

Average Delay 2.5 :

Intersection Capacity Utilization 112.2% ICU Level of Service H

Analysis Period (min) 15

Prepared by WMC/CAG Synchro 6 Report
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NE Anchorage Retail 2018 Background Traffic - Oilwell Only
40: EB Glenn On Ramp - Muldoon & Muldoon Road 11/3/2006

AV L, "..,: . 2N ol R s Cha Lok 2T
Lane Conflgurattons 4 % A4 % r
Sign Control Stop _ Free i Free- - o Stop .
Grade 0% 0% 0% 0%

Volume (veh/h) 0 .0 0 897 -0 232 1017 .. 0. -8 297
Peak Hour Factor 0.02 082 0982 082 092 092 092 092 092 092
Hotflyflow rate (vph) . 0 -0 * -0 432 ~ .0 .°252 {105 -0 .~ 9 323 =
Pedestrians

Lane Width {ft) .

Walking Speed (ftfs)

Pércent Blockage

Right turn flare (veh)

Mediantype - Norne L 7 None
Medlan storage veh)

Upstream signal (ft) 565

pX, platoon unblocked

vC; conflicting volumie 1493 2041 1105 432 ©- -2041  BH3

vC1, stage 1 conf vol
vC2, stage 2 conf vol . : _ : . R
vCu, unblocked vol 1493 2041 1105 432 2041 553

tC, singte (s} 7.5 65 41 4.1 6.5 69
tC, 2 stage (s}
tF (8) 35 40 22 2.2 40 33
_ p0 gueue free % 100 100 100 78 80 32
cM capac:ty (vehlh) 19 43 827 1124 43 477
Volume Total 432 252 553 553 9 323
Volume Left 0 252 0 0 0 0
Volume Right 0 0 0 0 0 323
cSH 1700 1124 1700 1700 43 477
Volumae to Capacity 025 022 033 033 020 068
Queus Length (ft) 0 22 0 0 16 125
Control Delay (s} 0.0 a1 00 0.0 1081 269
Lane LOS A F D
Approach Delay (s) 0.0 1.7 201
Approach LOS b
Average Delay 5.6
Intersection Capacity Utilization 53.2% ICU Level of Service A
Analysis Period (min) 15
Prepared by, WMC/CAG , Synchro 6 Repaort
DOWL LLC ' Page 1
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NE Anchorage Retail 2018 Background Traffic - Oilwell Only
36: Boundary & Muldoon Road - 11/3/2008

RTOR Reduction (vph) 0
Lane Group Flow {vph) 66

Lane Conflguratrons k1 ) ' % 4 [l % M LI 1
Ideal Flow (vphp!} 1800 1900 1900 1900 14900 1900 4800 1900 1900 1900 1900 - 1800
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0
Lanie Util. Factor 1.00 100 1.00 100 100 -400 085 . 100 095
Frt 1.00 085 100 100 085 100 099 1.00 1.00
Fit Profectéd ©= . - 095 100 095 100 100095 100 . 095 100
- Satd. Fiow (prot) 1770 1583 1770 1863 1583 1770 3511 1770 3529
Fit Permitied 078 100 076 1.00 7100 10425400 7 20427400
Satd. Flow (perm) 1399 1583 1410 1863 1583 219 3511 215 3529
Volurie (vph) - .81 C 118 28 -9 .24 .88 1288 74 - 3871262 - 24
Peak-hour factor, PHF 092 092 092 092 082 0982 092 092 092 092 0892 082
Ad]. Flow (vph) . 86 0 128 30 10 26 . 96 1400 .80 411361 26
0
0

19 80 10 .- 4 .. 9B 1475 0 41 1385 0

Turn Type Perm Perm Perm Perm pm+pt pm+pt
Prétected Phases . 4 8 R - S BN
Permitted Phases 4 4 8 8 2 5]
Actuated Green, G (s) 7.2 72 72 72 12 440 385 . .408 368
Effective Green, g (s) 9.4 9.4 94 94 04 453 4041 419 384
Actuated g/C Ratio 0.14 014 0144 014 044 070 062 064 059
Clearance Time (s) 6.2 6.2 82 62 6.2 3.7 5.6 3.7 5.6
Vehicle Extension {s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Lane Grp Cap {vph) 202 229 204 2690 229 277 2166 222 2085
v/s Ratio Prot 0.01 c0.03 c042 0.01 039
vfs Ratio Perm 0.05 008 002 002 0.21 0.1

vic Ratio 0.33 008 0.15 004 002 035 068 018 0.66
Uniform Delay, d1 25.0 241 243 239 238 58 82 58 9.0
Progression Factor 1.00 100 100 100 100 1.00 1.00 100 1.00
Incremental Delay, d2 0.9 0.2 0.3 0.1 0.0 0.8 18 0.4 1.7
Delay (s) 25.9 242 246 240 239 65 100 62 107
Level of Service C C C C C A A A B
Approach Delay (s) 248 24.2 9.8 10.5
Approach LOS C C A B
[iiterEas ElE

HCM Average Control Delay 11.3 HCM Level of Service B

HCM Volume to Capacity ratio 0.65

Actuated Cycle Length (s) 65.0 Sum of lost time (s) 12.0

Intersection Capacity Utilization 61.3% ICU Level of Service B

Analysis Perlod {min) 15

¢ Crifical Lane Group

Prepared by, WMC/CAG Synchro 6 Report
DOWL LLC Page 1
DOWL LLC 1 4 2



NE Anchorage Retail 2006 Existing Traffic - Qilwell Only
26: Muldoon Road & Zuckert Avenue 11/3/2008

Lane Conﬂguratlons Ky P ' 4.) 4 i‘l'
Sign Contral - Free . Free : , Stop - -~ . . .oStop
Grade 0% 0% 0% 0%
Volumg(vehh) - .12 ‘409 13 .27 203 6. 3 - 0 24 0.0 0O
Paak Hour Factor 002 092 092 0092 092 082 09 092 082 092 092 092

Hourly figw rate (vph) - 13~ 445 4 20220 7 -8 0 26 .00 20 0
Pedeslrians

Lane Width (ft)

Walking Speed (ft/s)

Parcent Blockage S AT B R f "
Right turn flare (veh) 6
Mediantype = - - o ©c .- 7 "Nong - - ..  -None '
Median storage veh)

Upstream sighat (ft)

pX, platoon unblocked

VG, conflicting volume . 227 T 445 - - 757 764 452 757 780 221
vC1, stage 1 conf vol

vC2, stage 2 conf vol ' . . D

vCu, unblocked vol 227 445 757 764 452 757 750 221

{C, singfe (s) 4.1 4.1 7.1 85 62 7.1 65 6.2
iC, 2 stage (s) '

tF (s) 2.2 22 35 40 3.3 35 40 33
p0 queue free % 99 a7 99 100 96 100 100 100
cM capacity (veh/h) 1341 11186 315 322 608 302 328 819
Dirédt € £l NB2EENB

Volume Total 472 250 7 20 0

Volume Left 13 29 0 3 0

Volume Right 14 0 7 26 0

cSH 1341 1116 1700 551 1700

Volume to Capacity 001 003 000 005 Err

Queue Length (ft) 1 2 0 4 Err

Controf Delay (s) 0.3 1.2 00 119 0.0

Lane LOS A A B A

Approach Delay (s) 03 1.2 119 00

Approach LOS B A

fhte it

Average Delay 1.1

Intersection Capacity Utilization 42.0% {CU Level of Service A

Analysis Period {min) 15

Prepared by: WMCICAG Synchro 6 Report
DOWLLLC : Page 1

DOWLLLC 1 4 3




NE Anchorage Retail 2006 Existing Traffic - Qilwell Only
53: Muldoon Road & Bartlett High 11/3/2006

f‘—»w("—‘\*\fr\»l#

Lane Confl igurations (.T [N * r
SignControl - - - - Frea o - Free- - . - Stop - - 1o - Stop -
Grade 0% 0% 0% 0%
Volime (vetyh) - 60 .43 0 0 23 .4 0 0--70: 5.0 ;0
Peak Hour Factor 0.92 092 092 092 092 092 092 092 092 082 082 082
Hotrly flow raté (vph) - -0~ 471 @ 0 -2677 4 .0 0. .90 76 -0 0
Pedestrians

Lane Width (ft) -

Walkmg Speed (ft/s)

. Percent Blockage - A T
 Right turn flare (veh) 10
Médiantype - - - R o . .. Nohe . . “Nome .
Median storage veh)

Upstrearm sigial (ft) .. '686

pX, platoon unblocked

vC, Gonflicting volume 261 : 474 - B9 732 471 720 729 4130
vC1, stage 1 conf vol

vC2, stage 2 conf vol S . ~ : o L
vCu, unblacked vol 261 471 599 732 471 729 729 130

tC, single (s) 41 4.1 7 65 69 75 65 69
tC, 2 stage (5)
tF (s) 2.2 2.2 : 35 40 33 35 40 33
p0 gueue free % 100 100 100 100 100 95 100 100
cM capacity {veh/h) 1301 1087 385 347 539 310 348 895
Volume Total 4711 1T 90 16
Volume Left 0 0 0 16
Volume Right 0 0 4 0
¢SH 1301 1700 1700 243
Volume to Capacity 0.00 0.10 005 0.07
Queue Length (ft) 0 0 0 5
Control Delay (s) 00 00 00 209
Lane LOS C
Approach Delay (5) 00 00 209
Approach LOS C
JAtersEdtion s
Average Delay 0.5
Intersection Capacity Utilizafion 32.8% ICU Level of Service A
Analysis Period (min) 15
Prepared by;WMC/CAG Synchro 6 Report
DOWL LLC Page 1
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NE Anchorage Retail 20086 Existing Traffic - Oilwell Only
32: WB Glenn Muldoon On Ramp & Muldoon Road 11/3/2006

Lane Confi gurat:ons r % A L d
Sign Control C Stop Yield - .- . -Free .- . Free
Grade 0% 0% 0% 0%
Volume {(veh/hy - - -0 0 -0 0 -0 :.57 - 254183 . -0 . 367 81
Peak Hour Factor 082 092 092 092 092 092 092 092 092 092 0.92 092
Houtly flow rate {vph) . -0 .- 0 -0 .0 ..-0 77627276 189" ;. -0 -0 309 88
Pedestrians

Lane'Width (fty - -

Walking Speed (ft/s)

Peareerit Blockage

Right turn flare (veh)

Median type - © ;- None " Norie

Median storage veh)

Upstream signal (ft) .

pX, platoon unblocked

vC, conflicting volume 1051 1150 399 1150 1150 . 99 S399 o 188
vCA1, stage 1 conf vol

vC2, stage 2 conf vol o ‘ _

vCu, unblocked vol 1051 1150 399 1150 1150 99 309 199

" {C, single (s) 75 65 69 75 65 69 4.1 4.1
tC, 2 stage (s)
tF (s) 35 40 33 35 40 33 22 2.2
p0 queue free % 100 100 100 100 100 93 76 100

cM capacity {vel'h) 138 150 601 1256 150 937 1156 1371

62 2768 09 99 399 88

Volume Left 0 276 0 0 0 0

Volume Right 62 0 0 0 0 88

¢SH 937 1158 1700 1700 1700 1700

Volume to Capacity 007 024 006 006 023 005

Queue Length (ft) 5 23 0 0 0 0

Control Delay (s) 9.1 9.1 0.0 0.0 0.0 0.0

Lane LOS A A

Approach Delay (s) 9.1 53 0.0

Approach LOS A

[htersgstion Summat

Average Delay 3.0

Intersection Capacity Utilization 76.2% ICU Level of Service D

Analysis Period (min} 15

Prepared by WMC/CAG Synchro 6 Report
DOWL LLC Page 1
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NE Anchorage Retail 2006 Existing Traffic - Oilwell Only

40: EB Glenn On Ramp - Muldoon & Muldoon Road 11/3/2006
( *= ‘i t ” \» l ~ N \

Lane Configurattons 4 'i +4 “i td

Sign Contral _ . Stop g Freg + Free - ..Stop .

Grade 0% 0% 0% 0%

Volume (vehh) 0 0 0397 -0 142, 787 20 -8 207

Peak Hour Factor 002 092 092 082 092 002 092 092 092 002

Hoiitly fiow Fate (vph) 0 © 70 -0 1432 154 886 0 -9 323

Pedestrians

Lafie Width (ft) -

Walking Speed (ft/s)

Percent Blockage - .

Right turn flare (veh)

Medign type. - - None ' S Nohe

Median storage veh)

Upstraam signal {ft) .o .o - 58S

pX, platoon unblocked

vC, conflicting voluie 1172~ 1506 856 o 4827 1 T 1886 428

vC1, stage 1 conf vol
vG2, staga2 confvol o : T B T
vCu, unbiocked vol 1172 1596 855 432 1506 428

tC, single (s) 75 85 441 4.1 6.5 6.9

tC, 2 stage (s)

tF (s) 36 40 22 2.2 40 33

p0 queue free % 100 100 100 86 80 44

cM capacity (vehfh) 54 91 780 1124 91 575

Voiume Total 432 154 428 428 9 323

Volume Left 0 154 0 ¢ 0 0

Volume Right ¢ 0 0 0 0 323

cSH 1700 1124 1700 1700 91 575

Volume to Capacity 025 014 025 025 010 0.56

Queue Length (ft) 0 12 0 0 8 86

Conirol Detay (s) 00 87 00 00 4886 190

Lane LOS A E C

Approach Delay (s) 0.0 1.3 19.7

Approach LOS C

Average Delay 4.4

Intersection Capacity Utilization 46.8% ICU Level of Service A

Analysis Perlod (min) 15

Prepared by:WMC/CAG Synchro 6 Report
DOWLLLC Page 1
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NE Anchorage Retail

36: Boundary & Muidoon Road

2006 Existing Traffic - Oilwell Only
11/3/2006

S T 2l N | - \ TR
Mo g G L CEBHOWEL OV BRENBL | sk BR
Lane Conf:guranons 'i 1' Fd ® 4 d % M ‘li A
Ideal Flow {(vphp!) 1900 1900 1900 1900 1800 1800 1900 1900 1900 1900 71900 1900
Total Lost time (s) 4.0 40 40 490 40 40 40 40 40
Lane Util-Factor - 100 100 100 100 -1.00 ..1.00 095 S0 1000096
Frt 1.00 085 1.00 100 085 100 098 100 1.00
Fit Protected . 095 400 005 100 100 095-7100 - 0957100 -
Satd. Flow (prot) 1770 4583 1770 1863 1583 1770 3511 1?70 3527
Fit-Permitted - ST .00 076 010071100 0048 -1.00 042100
Said. Flow (perm) 1300 1583 1410 1863 1683 339 3511 215 3527
Volume{vph) . . - .61 ~ 0. 118 ~28 ="9. '24: 788 1288  74' /38 1022 24
Peak-hour factor, PHF 092 082 092 092 0.92 082 092 092 092 0 92 092 092
Adj.'Flow (vph) ~. .66 -0 128 30 10 .26 -96 1400 -80 - 41 111 . 26
RTOR Reduction (vph) 0 0 109 0 0 22 0 5 0 0 2 0
Lane Group Flow(vph) 66 -0 . 19 .. 30 10 4 .96 1475 = --0 41 1136 0O
Turn Type Perm Perm Perm Perm pm-+pt pm+pt
Protected Phasés . 4 _ 8 - ..B5. . 2 T | 6
Permitted Phases 4 4 8 8 2 6
Actuated Green; G (s) 7.2 72 12 172 72 440 3BS © 408 368
Effective Green, g {s) 2.4 04 9.4 9.4 94 453 401 419 384
Actuated g/C Ratio 0.14 014 014 014 014 070 062 0.64 059
Clearance Time (s) 6.2 6.2 6.2 6.2 6.2 37 5.6 3.7 5.6
Vehicle Extension (s) 3.0 3.0 3.0 3.0 30 30 30 3.0 3.0
Lane Grp Cap (vph) 202 229 204 269 229 351 2166 222 2084
v/s Ratio Prot 0.01 c0.02 c0.42 001 032
v/s Ratio Perm 0.05 0.08 002 0.02 017 0.11
v/c Ratio .. 033 008 015 004 002 027 088 0.18 054
Uniform Delay, d1 25.0 241 243 239 238 43 82 58 80
Progression Factor 1.00 1.00 100 100 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 09 0.2 0.3 0.1 0.0 ¢4 1.8 04 1.0
Delay (s) 259 242 246 240 238 47 100 62 91
Level of Service C c C C C A A A A
Approach Delay (s) 24.8 242 9.7 8.0
Approach LOS , c c A A
IhtErsastib Summar
HCM Average Control Delay 10.7 HCM Level of Service B
HCM Volume to Capacity ratio 0.64
Actuated Cycle Length (s) 65,0 Sum of lost time (s) 120
Intersection Capagcity Utilization 61.3% ICU Level of Service B
Analysis Period (min) 15

¢ Critical Lane Group

Prepared by:WMC/CAG _ Synchro 6 Repaort
DOWL LLC Page 1
DOWLLLC 1 4 7



NE Anchorage Retail 2018 Total Traffic - Oilwell AND FRONTAGE ROAD ACCESS
26: Muldoon Road & Zuckert Avenue 11/3/2006

)4\("—‘\&1/'\1«/

VBRI EBRONBL BT WBR KL NERZEEBLSETSE
Lane Configurations b ﬂ, ] 4 F L 4 I % A f

tdea! Flow {vphpl) - 1900 1900 1900 1900 4900 1900 1900 1900 1900 190G 1900 1900
Total Lost fime (s) 40 40 40 40 4.0 4.0 4.0 40 40 40
Lane Util, Factor “1.00 095 -1.00 100100 1.00 .. 1.00 100 400 1.00
Frt 1.00 094 100 1.00 0.85 1.00 085 100 100 085
FitProtocted - 005 100 . 095 100100 095 .~ 100 095 100 100
Satd. Flow (prot) 1770 3344 1770 1863 1583 1770 1583 1770 1863 1583
FitPermitted . 0.66 °1.00 025 .100 .1:00 :069 - 100 .0:66 100 - 1.00
Satd. Flow {perm 1236 3344 466 1863 1583 1270 1583 1226 1863 1583
Volunis (vph) 12 336 195 405 135 . 6 166 -0 700 320 *.100 10
Peak-hour factor, PHF 092 092 092 092 092 082 092 092 092 092 092 002
Adj. Flow (vph) . 13 365 212 440 147 .7 179 0 761 348 109 11
RTOR Reduction (vph) s i 0 0 0 3 0 0 0 0 0 9
Lans Group Flow({vph) 13 456 0 440 147 .4 178 0 761 348 109 - .2

Turn Type Perm pm+pt Perm pm+pt Free pm+pt Perm
Protected Phases 4 3 8 : B 2 - 1 -8

Permitted Phases 4 8 8 2 Frea 6 6
Actuated Green, G (s) 123 123 304 304 304 136 565 164 110 110
Effective Green, g (s) 120 120 301 301 301 130 B65 158 107 107
Actuated g/C Ratio 021 021 053 053 053 023 1.00 028 019 0.19
Clearance Time (s) 37 3.7 3.7 37 3.7 3.7 3.7 3.7 37
Vehicle Extension (s) 3.0 3.0 30 30 30 30 30 30 30
Lane Grp Cap (vph) 263 710 574 993 843 326 1583 3%2 353 300
vis Ratio Prot 017 c0.19 0.08 0.04 c0.08 (.06

v/s Ratic Perm 0.01 c0.22 0.00 0.09 0.48 c0.17 0.01
vic Ratio 0.05 0.64 077 0145 000 0.55 048 089 031 001
Uniform Delay, d1 17.7 203 9.4 6.7 6.2 187 00 192 197 1886
Progression Factor 1.00 1.00 1.00 100 100 1.00 1.00 1.00 100 1.00
Incremental Delay, d2 0.1 2.0 6.1 0.1 0.0 1.9 1.0 208 0.5 0.0
Delay (s) 178 223 15.5 6.8 62 206 1.0 400 202 186
Level of Service B C B A A C A D G B
Approach Delay (s) 22.2 13.2 4.8 34.9

Approach LOS , C B A o

HCM Average Control Delay 16.1 HCM Level of Service B
HCM Volumne to Capacity ratio 0.76
Actuated Cycle Length (s) 56.5 Sum of lost time {s) 8.0
Intersection Capacity Utilization 72.4% ICL) Level of Service c
Analysis Pericd (min) 15

¢ Critical Lane Group

Prepared by:WMC/CAG Synchro 6 Report
DOWL LLC Page 1
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NE Anchorage Retail 2018 Totat Traffic - Oilwell AND FRONTAGE ROAD ACCESS

53: Muldoon Road & Bartlett High 11/3/2006
Lane Conﬂguratlons M LK I8 r % i
Sign Contral : Freg Frea Stop , - .Stop
Grade 0% 0% 0% 0%
Volume{veh/h) - - ~~ . 0.1317 39 150 546 . .4 -~ O . .0 275 .15 . 0. 0
Peak Hour Factor 092 092 082 082 092 092 092 092 092 092 082 092
Hourly flow fate (vph) 0 1432 - 42 163 503 -4 - .0 =0 200 16 - -0 " ‘0
Pedestrians

Lairie Width ()~

Walking Speed (ft/s)

Perceiit Blockage ' - : o e e .
nght turn flare {veh} 10
Medisan type » .- " None - . . . None
Median storage veh)

Upstream signal (ff) . ' 686

pX, platoon unblocked

vC,-tonflicting volume 598 B - ¥ 2! 12076 2377 737 1936 2398 209

vC1, stage 1 conf vol
vC2, stage 2 corif vol . : T ‘ _
vCu, unblocked vol 598 1474 2076 2377 737 1836 2396 299

tG, single (s) 4.1 4.1 7.5 65 69 75 865 69

iC, 2 stage (s)

tF (s) 2.2 22 35 40 33 35 40 33

p0 queue free % 100 64 100 100 17 0 100 100

cM capacity (veh/h) 975 453 22 22 361 5 21 697
il b et LA i B0 AN et

Volume Total 954 520 163 396 202 209 16

Volume Left 0 0 163 0 0 0 16

Volume Right 0 42 0 0 4 299 0

cSH 1700 1700 453 1700 1700 361 4

Volume to Capacity 056 031 036 023 012 083 426

Queue Length (ft) 0 0 40 0 0 185 Err

Control Delay (s) 0.0 00 173 0.0 0.0 485 Err

Lane LOS C E F

Approach Delay (s) 0.0 3.7 48.5 Err

Approach LOS E F

Infersactio

Average Delay 707

intersection Capacity Utilization 68.0% ICU Level of Service C

Analysis Period {min) 15

Prepared by, WMC/CAG Synchro 6 Report
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NE Anchorage Retail 2018 Total Traffic - Ollwell AND FRONTAGE ROAD ACCESS

32: WB Glenn Muldoon On Ramp & Muldoon Road 11/3/2006
A ey A AN Y
M3 i E Bl WEBREINBI S NB T NERE BB SHTPSHR
Lane Conflguratlons d % A A4
ideal Fiow {vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 19200 -1800 1900 .1900
Total Lost time (s) 40 49 4.0 40 40
Latie Util. Factor A - . 100 100 085 o :o 095 .1.00
Frt 0.86 1.00 1.00 1.00 0.85
Fitprotested - - " 0 T 0 400 085 0400 -0 L - 4001000
Satd. Flow- (prot) 16811 1770 3539 3530 1583
FitPeriitted . 1000 047 400 7 5 00 100
Satd. Flow {perm) 1611 324 3539 3530 1583
Volume(wohy - - 0 0 0 0 .0 .7148 654 652 -0 01386 221
Peak-hour factor, PHF 092 092 092 092 092 092 092 092 092 092 082 0982
Adj.Flow (vph) 0 0 0 -0 0 161 711 600 - O - ;0 .1507 - .240
RTOR Reduction (vph) 0 0 0 0 0 0 0 0 0 0 0 0
LangGroupFlow(vph) . 0 0 0O .0 0 1681 711 . 600 0 -0 1507 240
Turn Type Free pm+pt Free
Protécted Phases = - 5 2 .6
Permitted Phases Free 2 Free
Actuated Green, G (s) 400 363 400 193 140.0
Effective Grean, g (s) 40.0 360 40.0 19.0 40.0
Actuated g/C Ratio 100 090 1.00 0.48 1.00
Clearance Time (s) 37 37 3.7
Vehicle Extension (s} 30 3.0 3.0
Lane Grp Cap (vph) 1611 762 3530 1681 1583
v/s Ratio Prot c0.3¢ 017 0.43
v/s Rafio Perm 0.10 ¢0.54 0.15
vic Ratio 010 093 0147 080 0.5
Uniform Delay, d1 0.0 8.5 0.0 2.6 0.0
Progression Factor 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 01 182 0.0 6.7 0.2
Delay (s) : _ 01 27.7 0.0 16.3 0.2
Level of Service A c A B A
Approach Delay (5) 00 0.1 15.0 14.1
Approach LOS _ A A B B
HCM Average Con rol De!ay 3.8 HCM Level of Service
HCM Volume to Capacily ratio 0.90
Actuated Cycle Length (s) 40.0 Sum of lost time {s) 4.0
Intersection Capacity Utilization 112.3% ICU Level of Service H
Analysis Perlod (min) 15

¢ Critical Lane Group

Prepared by:WMC/CAG Synchro 6 Report
DOWLLLC Page 1
DOWL LLC 1 5 0



NE Anchorage Retail

40: EB Glenn On Ramp - Muldoon & Muldoon Road

2018 Total Traffic - Oilwell AND FRONTAGE ROAD ACCESS

11/3/2006

(
Lane Configurations
Sign Coritrol Stop
Grade 0%
Velume (veh/) 0 0O
Peak Hour Factor 092 092
Hourly figwrate (vph) - 0 . 0
Pedestrians
Lane'Width {ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare {(veh)
Mediantyps - - None
Median storage veh)
Upstream signal (ft) ‘
pX, platoon unblocked 082 092
vC, coniflicting volume 2803 3529
v(C1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 2874 3664
iC, single (s) 7.5 6.5
tC, 2 stage (s)
tF (s) 35 40
p0 queue free % 0 100
cM capacity (veh/h) 0 1
gi-i.,r:é- R s 7--ﬁ:é ‘._ el
Yolume Tota 820 620
Volume Left 0 620
Volume Right 0 0
¢SH 1700 798
Volume to Capacity 049 0.78
Queue Length (ft) 0 193
Control Delay (s} 0.0 233
Lane LOS C
Approach Delay (s) 0.0 69
Approach LOS
IRferSERtion Simmary

Average Delay
Intersection Capacity Utilization
Analysis Period {min)

0.92
1461

1413

34.6
85.1%
15

565

'i

0 B0

092 092

-0 620

829

829

4.1

22

22

798

“9 278

0 0

0 278

1 307

883 070

Err 130

Err 328

F D
334.8
F

1006

ICU Level of Service

002 002
. 7:' 0 _;-.': i-..—"

0 8

9

256
0.92
278

092

730

519
6.9
33

30
397

Prepared by WMC/CAG
DOWL LLC
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NE Ancharage Retail 2018 Total Traffic - Oilwell AND FRONTAGE ROAD ACCESS
36: Boundary & Muldoon Road 11132006

Lane Confi gura’uons b A ' % 2 ' LT 5N % A
{déal Flow (vphpl) 1000 1900 1900 1800 1900 1900 1900 1900 - 1900 1800 1900 1900
Total Lost time (3) 4.0 40 4.0 4.0 40 40 40 40 4.0
Lane Util. Factor 400 - - 400 100 100 1.00. .1.00.:095. .. - -1.00 ;095
Fri 1,00 085 100 1.00 085 1.00 099 1.00 099
FltProtected ~ " 095 - ~.7 100 0,95 1,00 -1.00 - '0.95. 2,00 -~ 095 1.00
Satd. Flow(prot) 1770 1583 1770 1863 1583 1770 3514 1770 3508
Fit Parmitted 075 7400 076 1.0 400000 400 .00 100
Satd. Flow (perm) 1399 1583 1410 1863 1583 172 3514 178 3508
Volume (vph) . - 86 -0 115 25 @ 44 88 1452 . 74 .45 4440 G0
Peak-hour factor, PHE 092 092 092 092 0.92 0.92 0 92 0.92 0 92 092 092 082
Adj. Flow{vph) 103 0 125 .27 40 48 ‘86 1578 - 80 49 1565 o8
RTOR Reduction (vph) 0 0 105 0 0 40 0 4 0 0 5 0
Lane GroupFlow{wvph) . 103 .0 20. 27 10 ... '8 .. .86 1654 O 48 -1658 . 0

Turn Type Perm Perm Perm Perm pm-+pt pm+pt
Protected Phases o A S 8 S 2 -1 -6
Permittad Phases 4 4 8 8 2 6
Actuated Green, G {s) 9.1 9.1 9.1 91 91 469 418 439 403
Effective Green, g (s) 11.3 113 113 113 113 482 434 452 419
Actuated g/C Ratio 0.16 016 016 016 0.16 0869 062 0.656 0.60
Clearance Time (s) 6.2 6.2 6.2 6.2 6.2 3.7 5.6 3.7 586
Vehicle Extension (s} 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Lane Grp Cap {vph) 226 256 228 301 256 228 2179 190 2100
vfs Ratio Prot 0.01 c0.03 047 0.01 047
vis Ratio Perm 0.07 0.08 0.02 0.03 0.26 0.15

v/c Ratio 0.46 008 012 003 003 042 076 0.26 0.79
Uniform Delay, d1 26.6 249 2514 247 247 2.1 85 7.7 107
Progression Factor 1.00 100 100 100 100 1.00 1.00 1.00 100
Incremental Pelay, d2 1.5 0.1 0.2 0.0 0.0 1.3 25 0.7 3.1
Delay (s) 28.0 251 2563 248 248 104 121 84 138
Level of Service C C C c 94 B B A B
Approach Delay (s) 26.4 25.0 12.0 13.7
Approach LOS c C , B B
IHisrssEtion: Siim

HCM Average Control Delay 13.9 HCH Level of Service B

HCM Volume to Capacity ratio 0.70

Actuated Cycle Length (s) 70.0 Sum of lost time (s) 120

Irtersection Capacity Utilization 69.5% ICU Leve! of Service C

Analysis Period {min) 15

¢ Critical Lane Group

Prepared by: WMC/CAG Synchro 6 Report
DOWLLLC Page 1
DOWL LLC
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Level of Service (1.OS) Concept Description
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Level of Service Concept Description

Level of service (LOS) is a qualitative measure that describes the operating conditions within
an intersection or roadway section, and the perception of those conditions by the facility’s
users. The factors used to measure the level of service provided by any given facility, might

include any or all of the following:

s User comfort

s Convenience

e Travel time

s Maneuverability

e Interruptions in traffic
e Speed

e Cost

¢ Number of stops

¢ Fuel consumption

Every type of facility (intersection, freeway segment, arterial, or pedestrian) has different
operating parameters that are used to determine its level of service. For intersections, the
primary operating parameter is average control delay per vehicle defined in units of seconds
per vehicle. There are six levels of service defined for each facility type. Each level has a
letter identification from A to F with LOS A representing the best operating conditions and
LOS F the worst.

Signalized Intersections

The delay experienced by motorists in a signalized intersection is effected by a number
factors related to geometrics, traffic, control, and incidents. The total delay is defined as
difference between the actual travel time and travel time that would result from ideal
conditions. An ideal signalized intersection has 12-foot (3.6 meter) lane widths, level grade,
no curb parking, only passenger cars in the traffic stream, no turning movements, green
signal available all the time, and is located outside the central business district. For

signalized intersections, only the portion of the total delay associated with control is
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measured. This delay is referred to as control delay and includes the following: initial
deceleration delay, queue move-up time, stopped delay, and final acceleration delay. Table 1
summarizes the /997 Highway Capacity Manual’s description of the six LOSs for a

signalized intersection.

Table 1: Level of Service Criteria for Signalized Intersections

1L.OS Average Delay per Vehicle

Very low control delay 10 or less seconds per vehicle; progression is very
A favorable; most vehicles arrive during the green signal; most vehicles do not stop.
Short cycle lengths may also contribute to low delay.

Control delay greater than 10 and up to 20 seconds per vehicle; progression is good
B and/or cycle lengths are short. More vehicles stop than for LOS A, causing higher
levels of average delay.

Control delay greater than 20 and up to 35 seconds per vehicle; progression is fair
and/or cycle lengths are longer. Individual cycle failures may begin to appear at

c this level. The number of vehicles stopping is significant, though many vehicles
still pass through without stopping.
Contro! delay greater than 35 and up to 55 seconds per vehicle; progression is
D unfavorable, cycle lengths are long, or has a high flow rate to capacity ratio. Many

vehicles stop, and the proportion of vehicles not stopping diminishes. Individual
cycle failures are obvious.

Control delay greater than 55 and up to 80 seconds per vehicle; progression is poor,
E cycle lengths are long, and has a high flow rate to capacity ratio. Individual cycle
failures are frequent occurrences.

Control delay greater than 80 seconds per vehicle; progression is very poor, cycle
F lengths are long. Many individual cycle failures. Arrival flow rates exceed the
capacity of the intersection. This level is considered unacceptable to most drivers.

Unsignalized Intersections

The two types of unsignalized intersections include two-way stop-controlled (TWSC) and
all-way stop-controlied (AWSC) intersections. The LOS for a TWSC intersection is defined
by control delay for each minor approach and major street left-turn movement rather than the
overall intersection. The LOS for an AWSC intersection is defined by control delay for the
intersection as a whole. The delay range for unsignalized intersections are different from
those for signalized intersections primarily due to driver expectation. The expectation is that
signalized intersections are designed to carry higher volumes of traffic and therefore higher
levels of delay are acceptable. Table 2 summarizes the 1997 Highway Capacity Manual’s

description of the six L.OSs for an unsignalized intersection.
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Table 2: Level of Service Criteria for Unsignalized Intersections

LOS

Average Delay per Vehicle

Very low control delay 10 or less seconds per vehicle. All drivers find freedom of
operation, Very rarely more than one vehicle in queue.

Control delay greater than 10 and up to 15 seconds per vehicle. Some drivers begin
to consider the delay troublesome. Seldom there is more than one vehicle in queue.

Contfrol delay greater than 15 and up to 25 seconds per vehicle. Most drivers feel
restricted, but tolerably so. Often there is more than one vehicle in queue.

g|lQ|w| >

Control delay greater than 25 and up to 35 seconds per vehicle. Drivers feel
restricted. Most often, there is more than one vehicle in queue.

Control delay greater than 35 and up to 50 seconds per vehicle. Drivers find delays
approaching intolerable levels. There is frequently more than one vehicle in queue.
‘This level denotes a state in which the demand is close or equal to the probable
maximum number of vehicles that can be accommodated by the movement.

Control delay in excess of 50 seconds per vehicle. Very constrained flow.
Represents an intersection failure sitvation that is caused by geometric and/or
operational constraints external to the intersection.

Summary

The average control delay for signalized and unsignalized intersections is summarized in

Table 3.

Table 3: Summary of Average Control Delay per Vehicle (in seconds) for Signalized

and Unsignalized Intersections

LOS Unsignalized Intersection Signalized Intersections
A ' <10 <10

B >10and < 15 > 10 and <20

C > 15 and < 25 >20and <35

D > 25 and < 35 >35and <55

E > 35 and < 50 > 55 and < 80
" F > 50 > &0
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State of Alaska Department of Transportation and Public Facilities
(DOT&PF) Driveway Design Standards and Regulations
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17 AAC 10.060. Driveways not part of highway construction

A. An owner of land must apply for a permit under this section if the:
1. land is serviced by a driveway or approach road

a. that was constructed as part of a highway construction project after January 1,

2000, and for which a permit was issued before January 1, 2000; or
b. for which a permit has not been issued; and
2. owner proposes to
a. install a driveway or approach road to provide a new access;

b. change the width, grade, slope, or radius of an existing driveway or approach

road; or

c. change the land use for the land provided access, if the projected increase in

traffic onto the land increases

i)  from fewer than 20 to more than 25 vehicle trips during any hour of the day;

or
ii) by more than 100 vehicle trips during any hour of the day.

B. The permit application must be submitted and the permit will be issued on forms
prescribed by the department. In the permit the department will incorporate by reference
the provisions of 17 AAC 10.020, describe the land served by the driveway or approach
road, and bind a permittee and a permittee's heirs, successors in interest, or assignees to

the terms of the permit.

C. If a development is projected to generate more than 100 vehicle trips on a highway
during any hour of the day, or the traffic generated is expected to detract from the safety
of the highway, an applicant must perform a traffic impact analysis that meets the
requirements of 17 AAC 10.070.
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D. Except for municipalities where no approval is required under ordinance, unless the
access sought is approved by the appropriate planning and zoning authorities, the

department will not approve a permit under this section.
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17 AAC 10.070. Traffic impact analysis

A. A traffic impact analysis required under 17 AAC 10.060(c) must compute traffic

generated by a development in accordance with the Institute of Traffic Engineers' Trip
Generation Handbook (1997). The department will, in its discretion, require a traffic

impact analysis based upon local traffic generation values. A traffic impact analysis must

be prepared by an engineer licensed under AS 08.48 and must be submitted to the

department for review and comment under (e) of this section.

B. Level of service (LOS) and operational analysis for a traffic impact analysis prepared
under this section must be performed in accordance with the Transportation Research
Board's publication Special Report 209, Highway Capacity Manual (1997 Update). The
minimum acceptable LOS at intersections and on road segments both on the

development's opening date and in the design year is
1. LOSC, if the LOS on the date of application is LOS C or better; or

2. LOS D, if the LOS on the date of application is LOS D or poorer; however, if the
LOS is poorer than LOS D, a lower minimum LOS is acceptable if the operation of
the highway does not deteriorate more than 10 percent in terms of delay time or other
appropriate measures of effectiveness from the LOS before the development's

opening date.
C. A traffic impact analysis prepared under this section must address

1. intersections on highways where traffic on any approach is expected to increase as a

result of the proposed development by at least five percent of the approach's capacity;

2. segments of highways between intersections where total traffic is expected to increase

as a result of the proposed development by at least five percent of the segments'

capacity;
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3. state highways and intersections where the safety of the facilities will deteriorate as a

result of the traffic generated by the development;

4. each driveway or approach road that will allow egress from or ingress to a highway

for the proposed development;

5. parking and circulation routes within the proposed development, to the extent

necessary to ensure that traffic does not back up onto a highway; and

-6. pedestrian and bicycle facilities that are part of the highway facilities to which a

permit applicant seeks access.

D. Except for a development expected to generate 250 or more vehicle trips during the peak
traffic hour of an adjacent highway, a traffic impact analysis prepared under this section

must consider

1. projected traffic at the development's anticipated opening date, excluding the traffic

generated by the development; and

2. projected traffic at the development's anticipated opening date, including the traffic

generated by the development.

E. A traffic impact analysis prepared under this section for a development expected to
generate 250 or more vehicle trips during the peak traffic hour of the adjacent highway
must, in addition to the projected traffic volumes before and after the completion of the

proposed development, consider

1. the projected traffic in the design year for the proposed development, excluding

traffic generated by the development; and

2. the projected traffic for the design year for the proposed development including the
traffic generated by the development.

F. A traffic impact analysis prepared under this section must identify
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1. locations where road improvements are necessary to mitigate traffic impacts,

inchuding locations where the LOS is less than acceptable under (b) of this section
a. due to the development at either the opening date or the design year; or

b. at cither the opening date or the design year without the development and

improvements are necessary to prevent the LOS from deteriorating further;

2. road improvement alternatives that will achieve an acceptable LOS or minimize

degradation of service below an already unacceptable LOS
a. on the opening date of the development; and

b. in the design year of the development, for a development expected to generate
250 or more vehicle trips during the peak hour of the adjacent highway on the

opening date of the development;

3. bicycle or pedestrian improvements necessary to accommodate bicycle and pedestrian

traffic as negotiated between the department and the applicant; and

4. improvements needed for internal circulation and parking plans.

- The department will review and comment upon a traffic impact analysis prepared under

this section and submitted for a proposed development. The department will, in its
discretion, request clarification or further analysis of the impacts that it considers
necessary to adequately consider the risks presentéd to the traveling public by the
proposed development. If alternative means are proposed by an applicant for mitigation
of the traffic impacts of a proposed development, the department will select the
alternative that provides the greatest public benefit, at the least private cost, and that
meets the appropriate LOS on an impacted state highway. If the department accepts a

means of mitigation, the mitigation must be successfully completed before the issuance

of a permit under 17 AAC 10.080.
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History: Eff. 5/4/2000, Register 154

Authority:

AS 19.05.020
AS 19.05.040
AS 19.30.051
AS 19.30.121
AS 19.40.065
AS 44.42.030

Editor’s note: The Special Report 209, Highway Capacity Manual (1997 Update) and the
Trip Generation Handbook (1997), adopted by reference in 17 AAC 10.070, may be viewed

at the d.epartment‘s regional offices in Anchorage, Fairbanks, or Juneau. Special Report 209,
Highway Capacity Manual (1997 Update) may be obtained from the Transportation Research
Board, Lockbox 289, Washington, D.C. 20055. The Trip Generation Handbook (1997) may
be obtained from the Institute of Transportation Engineers, 525 School Street, S.W., Suite
410, Washington, D.C, 20024-2797.
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17 AAC 10.075. Traffic impact mitigation

A. A permittee shall make improvements to a highway or intersection to maintain an

acceptable LOS if a highway or intersection has an

1. acceptable LOS under 17 AAC 10.060(b) without traffic generated by the

development; and

2. unacceptable LOS under 17 AAC 10.060(b) , with traffic gencrated by the

development
a. at the opening date of the development; or

b. in the design year of the development, for a development expected to generate
250 or more vehicle trips during the peak hour of the adjacent highway on the

opening date of the development.

B. If a highway has an unacceptable LOS under 17 AAC 10.060(b) without traffic generated
by the development, either at the opening date of the development or in the design year of
the development, a permittee shall make improvements to the highway so the operation
of the highway does not deteriorate more than 10 percent in terms of delay time or other
appropriate measures of effectiveness with the addition of the traffic generated by the

development at the opening date of the development or in the design year.

C. A permittee for which a traffic impact analysis report has been approved shall use signs
and markings on approaches to highways within the development that conform with the
Alaska Traffic Manual. The department adopts by reference the Alaska T; raffic Manual,
consisting of the Manual on Uniform Traffic Control Devices for Streets and Highways,
1988 edition, including revisions 1 through 7, issued by the United States Department of
Transportation, Federal Highway Administration, and the department's Alaska
Supplement, as revised as of January 27, 1992. Internal circulation and parking layout

must provide sufficient queuing distance within the development between the highway
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and potential internal block points to ensure no traffic backs up onto the highway,

including bicycle or pedestrian facilities.

D. If a traffic impact analysis discloses impacts upon pedestrian and bicycle traffic, a

permittee shall take steps to mitigate the impact.

E. The department will, in its discretion, relax the requirements for mitigation under this

section, if it finds in writing that the

1. highway facilities only marginally achieve an acceptable LOS under 17 AAC
10.070(b} without the traffic generated by the development and would likely fall

below an acceptable LOS within five years;

2. ftraffic generated by the development results in an unacceptable LOS under 17 AAC
10.070(b) ; and

3. cost of mitigating the impacts is disproportionate to the cost of the development.
History: Eff. 5/4/2000, Register 154

Authority:

AS19.05.020
AS 19.05.040
AS 19.30.051
AS19.30.121
AS 19.40.065
AS 44.42 030

Editor's note: The Alaska Traffic Manual, adopted by reference in 17 AAC 10.075 may be

viewed at the department's regional offices in Anchorage, Fairbanks, or Juneau. Copies of
the Manual on Uniform Traffic Control Devices for Streets and Highways may be obtained
by writing the Superintendent of Documents, United States Government Printing Office,
Washington, D.C. 20402. Copies of the Alaska Supplement may be obtained by writing the
Division of Statewide Design and Engineering Services, Department of Transportation and
Public Facilities, 3132 Channel Drive, Juneau, AK 99801-7898.

A e e .M Thee e O
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17 AAC 10.080. Permit issuance

A. The department will, in its discretion, issue a permit for a driveway or approach road that
does not require a traffic impact analysis under 17 AAC 10.060(c) upon the payment of
the $500 performance deposit required under 17 AAC 10.065 by an applicant.

B. The department will issue a permit for a driveway or approach road that requires a traffic
impact analysis under 17 AAC 10.060(c) when the applicant has performed the

mitigation in a manner acceptable to the department under 17 AAC 10.070.
History: Eff. 5/4/2000, Register 154

Authority:

AS 19.05.020
AS 19.05.040
AS 19.30.051
AS19.30.121
AS 19.40.065
AS 44.42.030
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17 AAC 10.095. Cooperative traffic impact analysis

If a proposed development within a municipality, along a road that is not on the state
highway system, has an impact upon a highway on the state highway system, the department
will cooperate with the appropriate municipal planning and zoning authority in the
preparation of a traffic impact analysis. A traffic impact analysis under this section must be
in substantial compliance with the provisions of 17 AAC 10.070 and result in mitigation of
adverse impacts upon a road under state administration that are in substantial compliance
with the provisions of 17 AAC 10.075.

History: Eff, 5/4/2000, Register 154

Authority:

AS 19.05.020
AS 19.05.040
AS 15.30.051
AS 19.30.12]1
AS 19.40.065
AS 44.42.030
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AFFIDAVIT OF POSTING

- sussoe susﬂﬂ

Case Number: 20°¢ 7155 2006-157

I, Chris Harington " : ' , hereby certify that I have o
posted a Notice of Public Hearing as prescribed by Anchorage
Municipal Code 21.15.005 on the property that I have petitioned for

Re Pla v+ Rezowge’
—Sne Plan Pevifr . The notice was posted on 10 November 2006

“‘fhiCh is at least 21 days prior to the public 'he'aring on this petition. I |
aclmowledge this Notice(s) must be posted in plain sight and dlsplayed
until all public hearings have been completed.

- Affirmed and signed this ___27th day of - November ; 2006 _

Sighatufe—

LEGAL DESCRIPTION

Tract or Lot A anp 15
Block -
Subdivision ‘"1 enpper IS Sob .

Flanning Department '
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2006 ~154
Form 1860 " be United States of L nerica

T 1988)
(Janvary o all 1o whom these presents shall come, Greeting:

GRANTOR:
A4-60709 UNITED STATEB OF AMERICA

C/0 BLM

299 W. TTH AVENUE #13

ANCHORAGE, ALASKA 89513

WHEREAS
Cook Inlet Region, Inc.

1§ entitled to a patent pursuant to Ssc. 12 of the Act of January 2,
1976, 43 U.5.C. 1611 n., as amended and per 1.C. (2}{a) of the Terms
and Conditions for Land Consolidation and Management in the Cook
Inlet Area, as clarified August 31, 1976, 90 Stat. 1835, of the
surface and subsurface estates in the following-described lands:

Seward Meridian, Alasksa

T. 13 N., R. 3 .,
Sec. 12, Lot 9.

Containing 95.10 acres, as shown on plat of survey officially filed
on December 13, 1989.

NOW KNOW YE, that there is, therefore, granted by the UNITED
STATES OF AMERICA, unto the above-named corporation the surface and
subsurface in the lands above described; TO HAVE AND TQ HOLD the
said estates with all the rights, privileges, immunities, and
appur tenances, of whatscever nature, thereunto belonging, unto the
said corporation, its successors and assigns, forever.

EXCEPTING AND RESERVING TO THE UNITED STATES from the lands so
granted:

Pursuant to Sec. 17(b) of the Alaska Native Claims Settlement
Act of December 18, 1971, 43 U.S.C. 1601, 1616(b), the following
public easements are reserved to the United States. They are
referenced by easement identification nunber (EIN} on the
casement map, a copy of which will be found in case file
AA-B0709-EE. All easements are subject to applicable Federal,
State or Municipal corporation regulation, The following is a
listing of uses allowed for each type of easement. Any uses
which are not specifically listed are prohibited.

a. (EIN 1 B) An avigation easement 800 feet or above in
height over the entire parcel in Sec. 12, T. 13 N.,
R. 3 W., Seward Meridian. This easement is for
airspace and there will be no use allowed within the
easement which might interfere with the taking of f and
landing of aircraft from Elmendorf Air Force Base or
which otherwise constitutes an airport hazard,
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850-92.0050

(EIN 2 B) A noise easement over the entire parcel
within Sec. 12, T. 13 N, R. 3 W , Seward Meridian,
This easement allows for noise disturbance emanating
from the Elmendorf Air Force Base, and no use will be
allowed within the easement which interferes with the
landing and taking off of aircraft from Elmendorf Air
Force Base or which otherwise constitutes an airport
hazard .

(EIN 3 B) An easement for an existing gas line 600
feet in length and 30 feet in width southerly from the
northwest corner of the parcel in Sec. 12, T. 13 N.,
R. 3 W., Seward Meridian along the section line. The
uses allowed are those activities associated with the
construction, operation and maintenance of the gas
line.

(EIN 4 L) An easement for a 40 foot air-right for the
existing 115KV electric transmission line in Sec. 12,
T. 13 N., R. 3 ., Seward Meridian (see EIN 5 B, L).
Construction to up-grade the line to 230KV is planned
within the next 5 years at which time the air-right
easement will increase to 70 feet to continue in
conformance with National Electric Safety Code
Standards. The allowable use is for airspace.

(EIN 6 B, L) An easement 150 feet in width for
existing utilities from the northwest boundary of the
parcel in Sec. 12, T 13 N., R. 3 W., Seward Meridian,
easterly along the parcel's northern boundary to the
east boundary of the parcel, The uses allowed are
those activities associated with the construction,
operation and maintenance of the gas line,
multi-product pipeline, sewer line and electric line.
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B0592-0050

(EIN 6 B) An accident potential zone easement (APZ i)
restricting the use and occupancy of approximately
11.62 acres of land to be conveyed. This portion is
more particularly described as follows.

A parcel of land being a portion of Lot 9 located
within the W4SW4 of Sectien 12, Township 13 N ,
Range 3 W., Seward Meridian, Anchorage Recording
District, State of Alaska; said parcel being more
particularly described as follows:

Commencing at the section corner common to
Sections 11, 12, 13 and 14 of said township and
Tange;

thence N. 0°03'15" E ., between Sections 11
and 12, 3.787 chains (294.94 feet) to Witness
Point 1 (WP1), on line between Secs 11 and 12,
the Point of Beginning.

thence continuing N. 0°03'15" E , between
Sections 11 and 12, 34.658 chaing (2287.43 feet)
to WP 2; on line between Sections 11 and 12;

thence S. 89°59'30" E., 3 .369 chains
(222.35 feet) to the Angle Point (AP10) identical
with a Point of Curvature {PC);

thence along the arc of a curve to the right
having a radius of 85.297 chains (6629.60 feet),
a central angle of 0°46'27", {Long Chord bears
S. 89°36'08" E., 1.152 chains} for an arc
distance of 1.152 chains (76.03 feet) to a point;

thence S. 0°03'15" W., 16.667 chains
(1100.02 feet);

thence S. 89°56'45" W., 2.248 chains
(148 .37 feet);

thence S. 0°03'15" W., 17.956 chains
(1185 .10 feet); to a point on a curve to the
right;
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thence along said curve, having a radius of
26.286 chains (1734.88 feet), a central angle of
3°45'07", (Long Chord bears S. 88°09'31" W.,
1.721 chains) for an arc distance of 1.721 chains
(113. 59 feet) to Angle Point 1 {AP 1);

thence N. 89°58'00" W , 0.553 chains {(36.50 feet)
to the Point of Beginning.

Contains 11.62 acres, more or less.
All uses are allowed except as follows:

No two- to four-family or multi-family residential
dwellings, group quarters, residential hotels, mobile home
parks or courts, Residential dwellings are restricted to
one or two single-family dwellings per acre. Planned Unit
Development is restricted to 20 percent maximum lot
coverage per acre. No industrial and manufacturing uses
involving apparel, chemicals, ar allied products, petroleum
refining or related industries, rubber or miscellaneous
plastic goods, professional, sgientific and controlling
instruments. No commercial and retail trade involving
eating and drinking places. No public and quasi-public
service uses utilizing meeting places, auditoriums or other
than low-density offices. No public and quasi-public
services involving educational services, cultural
activities, medical or other health services, non-profit
organizations, churches or chapels. No outdoor recreation
invelving spectator sports or arenas, resort and group
camps, entertainment assembly and other than low-density
community and regional parks.

THE GRANT OF THE ABOVE-DESCRIBED LANDS IS SUBJECT TO:

1. Valid existing rights therein, if any, including but not
limited to those created by any lease, contract, permit,
right-of-way, or easement, and the right of the lessee,
coniractee, permittee, or grantee to the complete enjoyment
of all rights, privileges, and benefits thereby granted to
him. Further, pursuant to Sec. 17(b}(2) of the Alaska
Native Claims Settlement Act of December 18, 1971 {ANCSA),
43 U.S.C, 1601, 1616(b){2), any valid existing right
recognized by ANCSA shall continue to have whatever right
of access as is now provided for under existing law,
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2. A right-of-way, A-010021, for a water pipeline, dam and
reservoir site and a road, under the Act of February 15,
1901 (31 Stat. 790; 43 U.S.C. 959).

RECORDED IN THE ANCHORAGE RECQRDING DISTRICT, THIRD JUDICIAL DISTRICT,
STATE OF ALASKA.

RETURN TO GRANTEE:

COCK INLET REGION, INC.
ATTN: LAND DEPARTMENT

P. 0. BOX 93330

ANCHORAGE, ALASRA~99509-3330

In TeESTIMONY WHEREOF, the undersigned authorized officer of the
Bureau of Land Managsment, in accordance with the provisions
of the Act of June 17, 1948 (62 Siat. 476), has, in the name of the
United Statcs, caused these letters to be made Patent, and the Seal
of the Bureau to be hereunto affixed.

GiveN under my hand, in ANCHORAGE, ALASKA

the THIRTY-FIRST day of OCTOBER
in the year of our Lord one thousand nine hundred and
NINETY-ONE and of the Independence of the

United States the two hundred and STXTEENTH.

Sboniee K /QAZZ

nice R. Prutz, Acting Chief
ranch of Cook Inmlet and 177
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MUNICIPALITY OF ANCHORAGE D 5
PLANNING DEPARTMENT Ded.

MEMORANDUM
DATE: December 4, 2006
TO: Planning and Zoning Commission

THRU: %(\}\)Jerry T. Weaver, Jr., Zoning Division Administrator
FROM: % Angela C. Chambers, AICP, Senior Planner

SUBJECT: 2006-154, 2006-155, S-11549, S-11550
Postponement Request

This memorandum is to advise the Commission that the Department requests a
postponement of the public hearing for Case 2006-154, 2006-155, $-11549 and
S-11550 to allow the petitioner time to finalize a Traffic Impact Analysis, which
is required for these requests. If approved by the Commission, the cases will be
rescheduled for January 8, 2007.
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MUNICIPALITY OF ANCHORAGE D
PLANNING DEPARTMENT Dol

MEMORANDUM
DATE: January 8, 2006
TO: Planning and Zoning Commission

FROM: y Angela C. Chambers, AICP, Senior Planner
SUBJECT: 2006-154) 2006-155, S-11549, S-11550
ostponement Request

This memorandurm is to advise the Commission that the Department requests a
postponement of the public hearing for Case 2006-154, 2006-155, S-11549 and
S-11550 to allow the petitioner time to finalize a Traffic Impact Analysis, which
is required for these requests. If approved by the Commission, the cases will be
rescheduled for January 29, 2007.
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PLANNING AND ZO...NG COMMISSION MEETING 0 e g nggg? 23 .
December 4, 2006 LT B fhn Y

21.50.085.b.4 that says “The restoration plan for the site ensures that, after
extraction operations cease, the site will be left in safe, stable, and
aesthetically acceptable condition.” She believed that was the intent of the
Staff condition. She did not support the motion as amended.

CHAIR JONES stated she strongly supports restoration plans in traditional
natural resource extractions, such as the Sand Lake gravel pits. This is an
area where all of the extraction was completed some time ago. Her main
concern with this site is safety, the plan to address the overhang areas, and
the removal of the material. She understood that the ultimate property owner
does not want the site to be revegetated.

Main Motion

AYE: Cotten, Pease, Fredrick, Josephson, Jones, Isham, Palmer,
Phelps

NAY: Pease

ABSTAIN: Wang

PASSED

i

~

P
3. 2006-154 / Cook Inlet Region, Inc. A request to rezone
P approximately 95.32 acres from T
- (Transition Zone) to B-3 (General Business).
Elmendorf "95" Subdivision, Tracts A & B.
Located at 1100 and 1200 Muldoon Road.

POSTPONED TO JANUARY 27, 2007

4. 2006-155 Cook Inlet Region, Inc. A Site Plan Review
for a Large Retail Establishment (Big Box
Review) for Elmendorf "95" Subdivision,
Tracts A & B. Located at 1100 and 1200 N
Muldoon Road.

POSTPONED TO JANUARY 27, 2007

5. 5-11549 Cook Inlet Region, Inc. To subdivide two (2)
tracts of land into one (1) tract of land with
vacation of a 10 ft. underground T & E
easement falling within Tract A. Elmendorf
"95" Subdivision, Tracts A & B. Located at
1100 and 1200 N Muldoon Road.

POSTPONED TO JANUARY 27, 2007
6. S-11550 Cook Inlet Region, Inc. A commercial tract

fragment lot site plan to create thirty-five
(35) lots from two (2) tracts of land.
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Elmendorf "95" Subdivision, Tracts A & B.
Located at 1100 & 1200 N. Muldoon Road.

POSTPONED TO JANUARY 27, 2007

UNFINISHED BUSINESS AND ACTIONS ON PUBLIC
HEARINGS

1. 2006-147 Municipality of Anchorage. An Ordinance
amending Anchorage Municipal Code Title
21 to add a new Chapter 21.01 General
Provisions; a new Chapter 21.02 Boards,
Commissions, and Municipal
Administration; a new Chapter 21.08 _
Subdivision Standards; and a new Chapter
21.13 Enforcement. This is for the first four
chapters of the rewrite of the Title 21 Land
Use Code. The code rewrite is part of the
city’s multi-year process of updating land use
regulations that haven’t changed
significantly in more than 35 years. The
proposed new code has over a dozen chapters,
some that set out basic provisions, and some
that propose significant changes to
development standards. The above four
chapters are proposed for review and
approval before the end of 2006. The
remaining chapters will be released after an
economic impact analysis is completed in
early 2007.

CHAIR JONES asked that Mr. Nelson identify the documents the
Commission should use in its deliberations this evening. Staff member
TOM NELSON explained that the Commission should consider the
Public Hearing Draft of chapters 21.01, 21.02, 21.08, and 21.13, the
Issue-Response from November 27, 2006, and amendments to the
recommendations based on that Issue-Response, including the
recommendations of the Platting Board. In addition, he had distributed
an Errata Sheet with four issues to which slight amendments are
recommended. He noted that the Issue-Response Summary contained a
number of issues that were on hold. Five of those have been resolved
and ten others were not. He recommended that action be taken on
December 11, 2006 on the ten issues upon which there is no resolution.
MR. NELSON described the four major issues on the Errata Sheet. The
first adds language that had been recommended to delete. The second
deals with language in avalanche zones to refer to “other avalanche
studies” rather than map amendments. The third amends the time
extension length to three years rather than two years. The fourth is an
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PARCEL INFORMATION

[ APPRAISAL INFORMATION

Legal ELMENDORF "95" Parcel 006-441-02-000
TR A Owner COOK INLET REGION INC
LAND DEPARTMENT
# Descr VACANT LAND PO BOX 93330
Site Addr 1100 N MULDOON RD ANCHORAGE AK 99509 3330
RELATED CAMA PARCELS Cross Reference (XRef) Tyﬂa Legend cetT fanat
Econ, Link Replat ncouple et "Type” explanation
XRef  Leased E=OldtoNew R=OldtoNew U= Old fo New i

Related P. rcels [=NewtoOld  F=NewtoOld Q=NewtoOld Bring up this form focused

Renumber Combine Lease on the related parce}
N=NewtoOld C=NewtoOld L=GIStoLease

X=CldtoNew P=0OldtoNew M=LleasetoGiS

Case Number 2006-154 ¥ of Parcels 2 Hearing Date 01/29/2007
Case Type Rezoning to B-3 General business district
Legal A request lo rezone approximately 95.32 acres from T (Transition Zone) to 8-3 (General Business), Elmendorf
"95" Subdivision, Tracts A & B. Located at 1100 and 1200 Muldoon Road.

Case Number $11549 Grid SW1140 Proposed Lots 2 Existing Lots 2
Action Type Subdivision & Vacation Action Date 09/04/2006
Legal Elmendorf "95" Subdivision, Tracts A and B {Piat 96-31), located within the SW 1/4 of Section 12, T13N, R3W,
S.M., Alaska

PERMITS
i Permit Number

Project
Work Desc

Use

Action No.
Action Date
Resolution Status

Type

ALCOHOL Business Applicants Name
LICENSE Address Condition

License Type
Status
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PARCEL INFORMATION

[oWNER
COOK INLET REGION INC

LAND DEPARTMENT
PO BOX 93330

ANCHORAGE AK 9950¢ 3330
Deed 2211 0000509

CHANGES: Deed Date Jan 01. 1984

Pﬂg}%]:. Ib 006-441-02-000
Status

Renumber I3 006-441-01-00000
Site Addr 1100 N MULDOON RD
Comm Congl NORTHEAST
Comments REF 006-441-01

01
#

Name Date May 31. 1906 TAX INO
Address Date Jan 01, 1984 2007 Tax 0.00 Balance 0.00 District 001
LEGAL HISTORY Year Building Land Total
ELMENDORF "g5" Assmt Final 2005 0 0 0
TR A Assmt Final 2006 0] 0 ]
) Assmt Final 2007 0 0 0
Unit SQFT 2,752,937 Exemptions NATIVE CLAIM 0
Plat 95003 State Credit 0
Zone T Grid sW1140 Tax Final 0
PROPERTY INFO SALES DATA ]
¥ Type Land Use Mon Year  Price Sourge Type
01 ||RESIDENTIAL WANT LAND
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LAND & COMMON PARCEL INFORMATION

APPRAISAL INFORMATION
Legal ELMENDORF "95"

Parcel 006-441-02-000 # 01 of M

Community Council
Entry: YearfQuality

Access Quality
Access Type
Leasehold
Orainage

Front Traffic
Street
Topography
Utilities
Wellsite

Wet Land

017 NORTHEAST

12 1996 EXTERIOR
01 198C 0

GOOD

{Y=Leasehold
GOOD
HIGH
PAVED
EVEN LEVEL
NONE

N

TR A Owner COOK INLET REGION INC

IﬁAbNé)ODEPﬁélggMENT
X 93
Site Addr 1100 N MULDOON RD ANCHORAGE AK 99509
( [
LAND INFORMATION CONDOMINIUM INFORMATION
Land Use VACANT LAND Common Area 0
Class RESIDENTIAL Undivided Interest 0,00
Living Units 000
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RESIDENTIAL INVENTORY

APPRAISAL INFORMATION
Legal ELMENDCRF *95"

Site Addr 1100 N MULDOON RD
Property Info # Descr YACANT LAND

Parcel 006-441-02-000
Owner COOK INLET REGION INC

#01 of 01

"
#

| RESIDENTIAL STRUCTURE INFORMATION AREA
Style 1st Floor
Exterior Walls 2nd Floor
Year Bull Story Height . 1 Floor
Remodeled Total Rooms Aftic Aven
Effective Year Built Bed Rooms Recr ,'; Area
Heat Type Recreation Rooms 8¢ ggsemr::t
Heat System Full Baths Finished Basement
Fuel Heat Type Half Baths Basement Garage
Extra Value Additional Fixtures Total Living Area
Fireplace Stacks
_ Grade Openings CONDOMINIUM INFO
Cost&Design Factor Free Standing Condo Style
Condition E-Z Set Fireplace Condo Level
ADDITIONS
Basement 1st Floor 2nd Floor 3rd Floor

OTHER BUILDINGS & YARD IMPROVEMENTS

Type at m Size
: ’
|
|
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COMMERCIAL INVENTORY

Legal ELMENDCRF 95"
TR A

Pron Info # VACANT LAND

| APPRAISAL INFORMATION

Site Addr 1100 N MULDOON RD

Parcel

006-441-02-000

#01 of M

Owner COOK INLET REGION INC

ANCHORAGE

LAND DEPARTMENT
PC BOX 93330

AK 99508

#

BUILDING INFORMATION
t Type

A

Structure Property Information # 01
Building SQFT Building Number
Year Built ffective Year Built Identical Units
Grade Number of Unils
INTERIOR DATA Alr ‘ Physical
Floor fLevel  Partitions Heat System Conditioner  Plumbing Condition Functional
EXTERIOR DATA l o
Floor Level  Size Perim Use Type Hgt Type Const Type
-
L _ |
BUILDING OTHER FEATURES - ATTACHED IMPROVEMENTS
Type _ Qly Sizet Size2
i
|
OTHER BUILDINGS AND YARD IMPROVEMENTS
Type SizelAmt  Units  Yr/Built _ Condition Funct/Utility
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BUILDING PERMIT INFORMATION

APPRAISAL INFORMATION Parcel 006-441-02-000 # 01 of 01 ot
Legal ELMENDORF "95" #
TR A Owner COOKINLET REGION INC
LAND DEPARTMENT
Prop Info # VACANT LAND PO BOX 93330
Site Addr 1100 N MULDOON RD ANCHORAGE AK 99509 |
BUILDING PERMITS [cAsSES
Permit # 2006-154
2006-155
2006-156
Class Type 11549
c'“sn”:tz Case Number 2006-154
Address # of Parcels 2
Cond Occ/Oce | Hearing Date Monday, January 29, 2007
Certification
Contract Type PERMIT COMMENT
E-mail
Phene { )
Fax () -
Address
City/State/Zip .
Project
Sewer / Water l
Work Type
Work
Description
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OWNER HISTORY

01
#

[

APPSQ,'SE?,\',TEL%EEFBQ%AT'ON Parcel 006.441-02-000 # 01 of 01
TR A
Property Info # Descr VACANT LAND Site Adress 1100 N MULDOON RD
Current 01/01/84 [ 3rd y
COOK INLET REGION INC
LAND DEPARTMENT
PO BOX 93330
ANCHORAGE AK 99509 3330 §|
Prev ) ath
i i1
- ]
2nd ]
i 5th ¥
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ON-SITE WATER \ WASTE WATER

AFFPRAISAL INFORMATION Parcel 006-441-02-000  # 01 of 01 3
TR A Owner COOK INLET REGION INC #
LAND DEPARTMENT o
Site Addr 1100 N MULDOON RD PO BOX 93330
Land Use VACANT LAND ANCHORAGE AK 99509
ON-SITE PERMITS AS BUILT
Permit id
AS Buiit Permit
Date Completed
] Date Inspected
o Well Permit Type
Permit Number Well Depth
Date Issued Well H20 Level
Permit Bedrooms Well Yielg
Permit Type ID Well Distance to Septic
*rivate Well Request Well Distance to Absorp
Privy Request Well Distance to Hold
Receipt # Tank Type
Septic Tank Request Bedraom Count
Status ID
Total Bedrooms |
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SPECIAL ASSESSMENTS

APPRAISAL INFORMATION

|
Legal ELMENDORF "95"

Parcel 006-441-02-000 # 01 of 01

R A Owner COOK INLET REGION ING
LAND DEPARTMENT
Site Addr 1100 N MULDOON RD PO BOX 93330
Prop Info # VACANT LAND ANCHORAGE AK 99509
ASSESSMENT | rRESOLUTION B
Assessment RBSO'U“O“
PLAT
960031
i Status
Description
Assessment Area Total Area

Original Assessment
Original Principal
Annual Payment
YTD Payment
Delinquent Payment
Unbitled Payment

LAST PAYMENT INFORMATION

Date

Principal

Payment
Delinquent Interest
Penaity

Bond Inferest
Cost
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PARCEL INFORMATION

[ APPRAISAL INFORMATION
Legal ELMENDORF "65"
TR B

# Descr CLUB HOUSE
Site Addr 1200 N MULDOON RD

Parcel 006-441-03-000
Qwner ALASKA HERITAGE TOURS INC

2525 C STREET #405
ANCHORAGE AK

99503 2681

RELATED CAMA PARCELS Cross Referance (XRef) Type Legend Get™T anat
Econ. Link Replat Uncouple et "Type" explanation
XRef  Leased E=OdloNew R=OldtoNew U= OldloNew " pe e
Parcels | = New to Old . F=NewtoOld  Q=NewtoOld Bring up this form focused
i Renumber ombine Lease the related |
N=NewloOld C=NewloOld L= GiStoLease on the related parce
i ! X=0ldtoNew P=0OldtoNew M-=leaseioGIS
Casa Number # of Parcels Hearing Date
Case Type
Legal
PLAT Case Number Grid Proposedlots 0 Existing Lots
Action Type Action Date
Legal

PERMITS

Project

Use SIGN

Permit Number 97 5376

Work Des¢ "Anchorage R.V. Park” Non llurminated pole sign 4'x8"

Action No.
Action Date
Resolution

Status
Type

Business
Address

[ ALCOHOL

License Type
Status

Applicants Name
Conditions
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PARCEL INFORMATION

OWNER
ALASKA HERITAGE TOURS INC
2525 C STREET #405
AK 9950: 2681

ANCHORAGE
Deed 3455 0000329
CHANGES: Deed Date Aor 14, 1999

PARCER 006-441-03-000
Status

Renumber 1D 006-441-01-00000

Site Addr 1200 N MULDOON RD
Comm Concl NORTHEAST
Comments REF 006-441-01

Name Date May (4. 1999 TAX INO
Address Date Nov 08, 1999 || 2007 Tax  55881.29 Balance 0.00 District 001
LEGAL HISTORY Year Building Land Total
ELMENDORF "95" Assmt Final 2005 343.500 2717400 3,060,900
TR B Assmt Final 2006 341,600 3,297,700 3,639,300
. Assmt Final 2007 366,500 3330700 3,696,200
Unit SQFT 1,398,936 Exemptions 0
Plat 980031 State Credit 0
Zone T Grid SW1140 Tax Einal 3,696,200
PROPERTY INFO SALES DATA
# Type Land Use Mon Year  Price Source Type
01 ||COMMERCIAL |[CLUBHOUSE
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LAND & COMMON PARCEL INFORMATION

TR B

[ APPRAISAL INFORMATION
Legal ELMENDORF "95"

Site Addr 1200 N MULDOON RD

Parcel 006-441-03-000 # 01 of M
Owner ALASKA HERITAGE TOURS INC

2525 C STREET #405
ANCHORAGE AK 99503

Land Use

Class

Living Units
Community Council
Entry: Year/Quality

Access Quality
Access Type
Leasehold

Drainage
Front Traffic
Street
Topography
Utilities
Wellsite
Wet Land

| LAND INFORMATION

CLUB HOUSE
COMMERCIAL

000

017 NORTHEAST

0% 1980 0

10 1897 EXTERIOR

GCOD

{Y=Leasehold
GOOD
HIGH
PAVED

EVEN LEVEL

NONE
N

rCONDOMIN!UM INFORMATION
Common Area 0
Undivided Interest 0.00
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RESIDENTIAL INVENTORY

( APPRAISAL INFORMATION
Legal ELMENDORF "95"

Site Addr 1200 N MULDOON RD
Property Info # Descr CLUB HOUSE

Parcel 006-441-03-000

#01 of 01

Owner ALASKA HERITAGE TOURS INC

0t
#
J

RESIDENTIAL STRUCTURE INFORMATION AREA
Style 1st Floor
Exterior Walls 2nd Floor
Year Built Story Height | }?rﬁ Floor
Remode[ed Totaf Rooms A;i lioor
Effective Year Built Bed Rooms Recroom Area
Heat Type Recreation Rooms € "B’:'S'Lmr::t
Heat System Full Baths Finished Basement
Fuel Heat Type Half Baths Basement Garage
Extra Vatue Additional Fixtures Total Living Area
Fireplace Stacks =
Grade Openings |
Cost&Design Factor Free Standing CON[gglrolgltyEM INFO
Condition E-Z Set Fireplace Condo Level
ADDITIONS
Basement 15t Floor 2nd Ficor 3rd Floor Area

Type

Qty Yr Bui

e

=

OTHER BUILDINGS & YARD IMPROVEMENTS

11
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COMMERCIAL INVENTORY

APPRAISAL INFORMATION Parcel 006-441-03-000 # 01 of 0f T
Legal ELMENDORF "95" #
TR B Owner ALASKA HERITAGE TOURS INC
Site Addr 1200 N MULDOON RD 2525 C STREET #4056
Prop Info # CLUB HOUSE ANCHORAGE AK 99503
BUILDING INFORMATION
Structure Type CLUB HOUSE Property Information # 01
Building SQFT 3,208 Building Number (1
Year Built 1996 Sffective Year Buill 1996 Identical Units 1
Grade B Number of Units 001
INTERIOR DATA o]
Air Physical
Floor Level Partitions Heat System Conditioner  Plumbing Conditlon Functional
01 01 INORMAL HOT AIR NONE GOOD NORMAL NORMAL
EXTERIOR DATA wal ‘
Floor Level  Size Perim Use Type Hat Type Const Type
1 0t 3,208 336 CLUBHOUSES 12 FRAME T-111 WOQD JOIST{WD & STL)
| | S | S
BUILDING OTHER FEATURES - ATTACHED IMPROVEMENTS
Type Qty Sizet Size2
CANOPY- SVC STA 01 2,300 1
FIREPLACE 01 1 1
E
OTHER BUILDINGS AND YARD IMPROVEMENTS
Type SizefAmt  Units  Yr/Built Condition Funct/Utllity
PAVING CONCRETE-AV 3,290 o1 1997 NORMAL NORMAL
UTILITY BLDG FRAME 120 01 1997 NORMAL NORMAL
MERCURY LIGHT PCLE 13 01 1997 NORMAL NORMAL
STOCHKADE FENGCE 132 01 1997 NORMAL NORMAL
PAVING ASPHALT PK 39,600 (1] 1997 NORMAL NORMAL
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BUILDING PERMIT INFORMATION

APPRAISAL INFORMATION
Legal ELVENDORF 95"

Pron Info # CLUB HOUSE
Site Addr 1200 N MULDOON RD

Parcef 006-441-03-000 # 01 of 01
Owner ALASKA HERITAGE TOURS INC

2525 C STREET #405
ANCHORAGE AK 99503

[ BUILDING

PERMITS

Permit #

97 5376
08 5892

Class Type
Class Use
Date

C
SIGN

Apr 29, 1897

Address 7300 OILWELL RD

Cond Ocel/Oce
Certification
Contract Type
Name

E-mail

Phone

Fax

Address
City/State/Zip
Project

Sewer / Water
Work Type
Work
Description

00000000
OWNER

| 00000000

ANCHORAGE R.V. PARK

{ )2635173
() -

7300 OILWELL RD.

ANCHORAGE

NEW

"Anchorage R.V. Park” Non llluminated pole sign 4'<8'

CASES

Case Number
# of Parcels
Hearing Date

PERMIT COMMENT

AK  99504-
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OWNER HISTORY

| APPRAISAL INFORMATION
Legal ELMENDORF "85"

Parcel 006-441-03-000 # 01 of 01

Site Adress 1200 N MULDOON RD

01

B
Property Info # Deser CLUB HOUSE

Current

2525 C STREET #405
ANCHORAGE

0414/99

ALASKA HERITAGE TOURS INC

AK 99503 2681

3rd
0000 o000 4/

Prev
221 0000

LAND DEPARTMENT
PO BOX 93330
ANCHORAGE

00/00/00

COOK INLET REGION INC

AK 99509

0000 0000 Iy

2nd
0000 0000

H

59800 cooo /Y
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ON-SITE WATER \ WASTE WATER

7\ PRAISAL INFORMATION
egal £ MENDORF "5

Parcel 006-441-03-000

# 01 of M

01

Permit id

Permit Number

Date Issued

Permit Bedrooms
Permit Type ID
*rivate Well Request
Privy Request
Receipt #

Septic Tank Request
Status ID

Totai Bedrooms

AS Built Permit

Date Completed

Date Inspected

Well Permit Type

Well Depth

Well H20 Level

Well Yisld

Well Distance to Septic
Well Distance to Absorp
Well Distance to Hold
Tank Type

Bedroom Count

R B Owner ALASKA HERITAGE TOURS ING #
Site Addr 1200 N MULDOON RD 9595 C STREET #405
Land Use CLUB HOUSE ANCHORAGE AK 99503
ON-SITE PERMITS AS BUILT

o



SPECIAL ASSESSMENTS

[ ap L RMA
Aﬁ.':g'zf\ ISAL INFORMATION
TR B

Parce! 006-441-03-000

#01 of M

Owner ALASKA HERITAGE TOURS INC

Description WMEA 95
Assessment Area

Original Assessment (.00
Original Principal 0.00
Annua! Payment 0.00

YTD Payment 0.00

Delinquent Payment .00

Unbilted Payment 0.00

Site Addr 1200 N MULBOON RD 2595 C STREET #405
{ Prop Info# CLUB HOUSE ANCHORAGE AK 99503
| ASSESSMENT RESOLUTION  iwiMEASs
Assessment |06 Resolution
PLAT
960031

Status ACTIVE
Total Area 1,398,936

Date

Principal

Payment
Delinquent Interest
Penalty

Bond Interest

Cost

LAST PAYMENT INFORMATION

Monday, June 186, 1997
0.00
0.00
0.00
0.00
0.00
0.00
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