—

o~ uswWwh

Submitted by:  Chair of the Assembly at
the Request of the Acting Mayor
Prepared by: Planning Department

(ﬁé’ /44 2009 -3 7/ ) Forreading: March 24, 2009

Anchorage, Alaska
AO 2009-37

AN ORDINANCE OF THE ANCHORAGE ASSEMBLY AMENDING THE
ZONING MAP AND PROVIDING FOR THE REZONE OF APPROXIMATELY
70 ACRES FROM T (TRANSITION) AND R-7 (INTERMEDIATE RURAL
RESIDENTIAL DISTRICT) TO |-2 SL (HEAVY INDUSTRIAL DISTRICT WITH
SPECIAL LIMITATIONS) FOR PARCEL 1: THAT PORTION OF N1/2 NE1/4
SE1/4, LYING SOUTH OF LOT 2 OF U.S. SURVEY 9023. PARCEL 2: THAT
PORTION OF NE1/4 NW1/4 SE1/4, LYING SOUTH OF LOT 2 OF U.S.
SURVEY 8023. PARCEL 3: THAT PORTION OF W1/2 NW1/4 SE1/4, LYING
SOUTH OF LOT 1 U.S. SURVEY 9023. PARCEL 4: SE1/4 NW1/4 SE1/4,
EXCEPTING U.S. SURVEY 9789. PARCEL 5: SW1/4 NE1/4 SE1/4.
PARCEL 6: SE1/4 NE1/4 SE1/4. PARCEL 7: W1/2 W1/2 NE1/4 SW1/4
SE1/4. PARCEL 8: NWwW1/4 SW1/4 SE1/4. ALL LOCATED WITHIN A
PORTION OF THE SE1/4 OF SECTION 19, T16N, R1E, S.M., ALASKA.
GENERALLY LOCATED EAST OF EKLUTNA VILLAGE AND SOUTH OF
THE GLENN HIGHWAY, IN CHUGIAK, ALASKA.

{Chugiak Community Council) (Pianning and Zoning Commission Case 2009-013)

THE ANCHORAGE ASSEMBLY ORDAINS:

Section 1. The zoning map shall he amended by designating the following
described property as |-2 SL (Heavy Industrial with Special Limitations) District:

Parcel 1: that portion of N1/2 NE1/4 SE1/4, lying south of Lot 2 of U.S. Survey
9023. Parcel 2: That portion of NE1/4 NW1/4 SE1/4, lying south of Lot 2 Of
U.S. Survey 9023. Parcel 3;: That Portion Of W1/2 NW1/4 SE1/4, lying south of
Lot 1 U.S. Survey 9023. Parcel 4: SE1/4 NW1/4 SE1/4, excepting U.S. Survey
9789. Parcel 5: SW1/4 NE1/4 SE1/4. Parcel 6: SE1/4 NE1/4 SE1/4. Parcel
7: W1/2 W1/2 NE1/4 SW1/4 SE1/4. Parcel 8: NW1/4 SW1/4 SE1/4. All
located within a portion of the SE1/4 of Section 19, T16N, R1E, S.M., Alaska.
Generally located east of Eklutna Village and south of the Glenn Highway, in
Chugiak, Alaska, consisting of approximately 70 +/- acres as shown on Exhibit
“A” attached.



[
SO~V P WK~

BB DD N = pm = =
AP LONL OO0 DAWN—

LW WWWWwWwoNND N
NP WO O~ 0U

DA DPDOLWWW
W —~ O DOm0

AQ 2009-37
Page 2

Section 2.

Special Limitations.

The [-2 SL district shall be subject to the following Special Limitations:

1.

Access:

Any development of the site generating greater than an overall
average daily trips rate of 60 shall require access and related
improvements review and approval by the Planning and Traffic
Departments.

Buffers:

a.

An undisturbed natural vegetation buffer shall be retained
along the property boundaries as follows:

100 feet along the north and eastern most site boundaries;
250 feet along the west boundary; 50 feet along the
southern boundaries, with the exception of the lot lines
adjacent to the existing substation (see buffer exhibit).
Breaks in the buffer area may be permitted for access
drives, roads, utility transmission lines and similar required
installations, as authorized by the Planning Department.

Existing trees or vegetation shall not be removed or cleared
within the buffer area except for access drives and roads,
transmission lines or related required clearing; or for
clearing of dead fall, or to selectively remove unhealthy
vegetation. Prior approval of any clearing or vegetation
removal is required from the Planning Department. Dead or
dying trees shall be replaced on a one-to-one basis with
spruce trees. Replacement of vegetation to be removed for
roads, drives, utility transmission lines and similar required
installations, shall not be required.

Prior to the issuance of any Land Use Permit, resolve with
the Planning Department and Land Use Enforcement the
method of delineating any areas of existing vegetation
which are to be preserved in order to prevent accidental
removal. Unauthorized tree removal, uniess otherwise
approved by the Director, shall be repiaced on a one-to-one
basis with spruce trees, or at a ratio determined by the Title
21 landscape requirements.
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d. Along areas of any development, signage shall be placed
adjacent to the vegetative buffers every 100-feet stating:
“No storage or construction activity shall occur beyond this
point.” Alternative methods of buffer protection/notification
may be approved by the Department to meet this
requirement.

3. A public hearing site plan review by the Planning and Zoning
Commission shall be required prior to issuance of any permits.

4, The site shall be platted prior to the issuance of any permits.

5. The type of fuel to be used by a power plant shall be limited to
natural gas or clean burning fuels only.

Section 3. Prohibited Uses.

The following uses shall be prohibited:

1. Commercial uses.
2. Coal-fired power generation facilities.
3. Smelting.

Section 4. Effective Clause.

The I-2 SL zoning shall not become effective until application for Land Use
Permits has been made for construction of the power plant.

Section 5. This ordinance shall become effective 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 rezoning 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.
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PASSED AND APPROVED by the Anchorage Assembly this
day of 20009.

ATTEST: Chair

Municipal Clerk

(Tax 1.D. No. 052-151-02 thru -05 and 052-141-02)



MUNICIPALITY OF ANCHORAGE
Summary of Economic Effects -- General Government

AQ Number; 2009-37 Title: AN ORDINANCE OF THE ANCHORAGE ASSEMELY AMENDING THE
ZONING MAP AND PROVIDING FOR THE REZONE OF APPROXIMATELY
70 ACRES FROM T {TRANSITION) AND R-7 (INTERMEDIATE RURAL
RESIDENTIAL DISTRICT) TO I-2 SL (HEAVY INDUSTRIAL DISTRICT
WITH SPECIAL LIMITATIONS) FOR PARCEL 1: THAT PORTION OF N1/2
NE1/4 SE1/4, LYING SOUTH OF LOT 2 OF U.S. SURVEY 9023. PARCEL
2: THAT PORTION OF NE1/4 NW1/4 SE1/4, LYING SOUTH OF LOT 2 OF
U.S. SURVEY 9023. PARCEL 3: THAT PORTION OF W1/2 NW1/4 SE1/4,
LY!NG SOUTH OF LOT 1 U.S. SURVEY 9023. PARCEL 4: SE1/4 NW1/4
SE1/4, EXCEPTING U.S. SURVEY 9789. PARCEL 5. SW1/4 NE1/4 SE1/4.
PARCEL 6: SE1/4 NE1/4 SE1/4. PARCEL 7: W1/2 W1/2 NE1/4 SW1/4
SE1/4. PARCEL 8: NW1/4 SW1/4 SE1/4. ALL LOCATED WITHIN A
PORTION OF THE SE1/4 OF SECTION 19, T16N, R1E, S.M., ALASKA.
GENERALLY LOCATED EAST OF EKLUTNA VILLAGE AND SQUTH OF
THE GLENN HIGHWAY, IN CHUGIAK, ALASKA.

Sponsor: Acting Mayor
Preparing Agency:  Planning Department
Others Impacted:

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

FY09 FY10 FY11 FY12

Operating Expenditures
1000 Personal Services
2000 Non-Labor
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.

PRIVATE SECTOR ECONOMIC EFFECTS:

Approval of this rezone should have no significant impact on the private sector.

Prepared by: Jerry T. Weaver Jr. Telephone: 343-7939




L oW1 T W=

i MUNICIPALITY OF ANCHORAGE
ASSEMBLY MEMORANDUM

No. AM 155-2009

Meeting Date: March 24, 2009

From: Acting Mayor

Subject: AN ORDINANCE OF THE ANCHORAGE ASSEMBLY
AMENDING THE ZONING MAP AND PROVIDING FOR THE
REZONE OF APPROXIMATELY 70 ACRES FROM T
(TRANSITION) AND R-7 (INTERMEDIATE  RURAL
RESIDENTIAL DISTRICT) TO I-2 SL (HEAVY INDUSTRIAL
DISTRICT WITH SPECIAL LIMITATIONS) FOR PARCEL 1:
THAT PORTION OF N1/2 NE1/4 SE1/4, LYING SOUTH OF LOT
2 OF U.S. SURVEY 9023. PARCEL 2: THAT PORTION OF
NE1/4 NW1/4 SE1/4, LYING SOUTH OF LOT 2 OF U.S. SURVEY
9023. PARCEL 3: THAT PORTION OF W1/2 NW1/4 SE1/4,
LYING SOUTH OF LOT 1 U.S. SURVEY 9023. PARCEL 4:
SE1/4 NW1/4 SE1/4, EXCEPTING U.S. SURVEY 9789. PARCEL
5 SW1/4 NE1/4 SE1/4. PARCEL 6: SE1/4 NE1/4 SE1/4.
PARCEL 7: W1/2 W1/2 NE1/4 SW1/4 SE1/4. PARCEL 8: NW1/4
SW1/4 SE1/4. ALL LOCATED WITHIN A PORTION OF THE
SE1/4 OF SECTION 19, T16N, R1E, S.M., ALASKA.
GENERALLY LOCATED EAST OF EKLUTNA VILLAGE AND
SOUTH OF THE GLENN HIGHWAY, IN CHUGIAK, ALASKA.

On February 2, 2009, the Planning and Zoning Commission recommended
approval to rezone approximately 70 acres of the subject property owned by
Eklutna, Inc., from T and R-7 to -2 SL.

The subject property is comprised of the majority of seven unsubdivided
parcels, consisting of approximately 70 acres. The property is under single
ownership of Eklutna, Inc., and is split-zoned R-7 (approximately 12.75 acres)
and T (approximately 57.25 acres). Final use of the property will allow the
petitioner, Matanuska Electric Association (MEA), to construct up to three gas-
fired generation units on approximately 32 acres of the site. The remainder of
the site will be used for any future expansions or other industrial uses, and also
will provide space for proposed buffers and protection of existing wetlands.

The petitioner, MEA, applied for a rezoning to I-3 (Rural Industrial). The
Planning Department did not recommend a rezoning to |-3, but rather to I-2 with
special limitations. The Department is currently working to complete the Title
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21 rewrite process, and the provisionally adopted zoning districts do not include
the |-3 district. However, the |-2 district remains a continued district. The
primary difference between the two districts is that the I-2 district requires public
improvements to be developed to urban standards, whereas the I-3 district
requires construction to suburban standards.

The 2006 Update of the Chugiak-Eagle River Comprehensive Plan designates
this property as residential, at < 1 to 1 dwelling unit per acre (DUA). The
requested zoning change to address future demands for electrical power
throughout MEA'’s service area was not anticipated when the Comprehensive
Plan process occurred. The Department recommended that it is appropriate to
consider the rezoning request at this time, and if ultimately granted on its
merits, a Comprehensive Plan amendment shouid be forthcoming in order to
make the new Land Use and Plan Maps consistent with the changed
circumstance.

As part of the Commission’s review and recommendation for the rezoning to -2
SL, they required the applicant to make application for permits to begin
construction; prohibited retail uses and coal-fired power plants and smelting; set
access review standards; platting the site; buffering requirements and a public
hearing site plan review as special limitations.

The proposed rezone is in compliance with the zoning standards of AMC
21.20.090 Zoning Standards for Approval. If the rezone is approved, a
Comprehensive Plan amendment should be forthcoming to make the new Land
Use and Plan Maps of the Chugiak-Eagle River Comprehensive Plan consistent
with the changed circumstances.

The Planning and Zoning Commission recommended APPROVAL of the
rezone to I-2 SL for the subject property by a vote of eight yeas and zero nays.

THE ADMINISTRATION RECOMMENDS ADOPTION OF THE PROPOSED
ORDINANCE.

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: James N. Reeves, Municipal Attorney
Concur: Michael K. Abbott, Municipal Manager

Respectfully submitted,  Matt Claman, Acting Mayor

(Case 2009-013; Tax I.D. No. 052-151-02 thru-05 and 052-141-02)
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MUNICIPALITY OF ANCHORAGE
PLANNING AND ZONING COMMISSION RESOLUTION NO. 2009-009

A RESOLUTION RECOMMENDING APPROVAL OF A REZONE OF APPROXIMATELY 70
ACRES FROM T (TRANSITION) AND R-7 (INTERMEDIATE RURAL RESIDENTIAL
DISTRICT) TO I-2 SL (HEAVY INDUSTRIAL DISTRICT WITH SPECIAL LIMITATIONS)
FOR PARCEL 1: THAT PORTION OF N1/2 NE1/4 SE1/4, LYING SOUTH OF LOT 2 OF
U.S. SURVEY 9023. PARCEL 2: THAT PORTION OF NE1/4 NW1/4 SE1/4, LYING
SOUTH OF LOT 2 OF U.S. SURVEY 9023. PARCEL 3: THAT PORTION OF W1/2
NW1/4 SE1/4, LYING SOUTH OF LOT 1 U.S. SURVEY 9023. PARCEL 4: SE1/4
NW1/4 SE1/4, EXCEPTING U.S. SURVEY 9789. PARCEL 5: SW1/4 NE1/4 SE1/4.
PARCEL 6: SE1/4 NE1/4 SE1/4. PARCEL 7: W1/2 W1/2 NE1/4 SW1/4 SE1/4.
PARCEL 8: NW1/4 SW1/4 SE1/4. ALL LOCATED WITHIN A PORTION OF THE
SE1/4 OF SECTION 19, T16N, R1E, S.M., ALASKA. GENERALLY LOCATED EAST OF
EKLUTNA VILLAGE AND SOUTH OF THE GLENN HIGHWAY, IN CHUGIAK, ALASKA.

(Case 2009-013; Tax [.D. No. 052-151-02, -03, -04 and -05 and 052-141-02)

WHEREAS, a request has been received from Matanuska Electric Association,
Inc. (MEA), petitioner, and Eklutna, Inc., property owner, to rezone approximately 70
acres from T (Transition) and R-7 (Intermediate Rural Residential District) to I-3 {Rural
Industrial District), for Parcel 1: That portion of N1/2 NE1/4 SE1 /4, Lying South of
Lot 2 of U.S. Survey 9023. Parcel 2: That portion of NE1/4 NW1/4 SE1/4, Lying
south of Lot 2 of U.S. Survey 9023. Parcel 3: That portion of W1/2 NW1/4 SE1/4,
Lying south of Lot 1 U.S. Survey 9023. Parcel 4: SE1/4 NW1/4 SE1/4, Excepting
U.8. Survey 9789. Parcel 5: SW1/4 NE1/4 SE1/4. Parcel 6: SE1/4 NE1/4 SE1/4.
Parcel 7. W1/2 W1/2 NE1/4 SW1/4 SE1/4. Parcel 8 NW1/4 SWi/4 SEl/4. Al
located within a portion of the SE1/4 of Section 19, T16N, RIE, S.M.,, Alaska;
generally located east of Eklutna Village and south of the Glenn Highway, in Chugiak,
Alaska; and

WHEREAS, notices were published, posted, public hearing notices were mailed,
and a public hearing was held on February 2, 2009.

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

A, The Commission makes the following findings of fact:

1. The subject property is comprised of the majority of seven unsubdivided
parcels, consisting of approximately 70 acres. The property is under
single ownership of Eklutna, Inc. The property is split zoned R-7
(approximately 12.75 acres) and T {approximately 57.25 acres}.

2. The property is generally located on the south side of the Glenn Highway
and the Alaska Railroad, near the Eklutna Lake Road Exit at



Planning and Zoning Commission
Resolution 2009-009

Page 2of 5

approximately milepost 26.5. The site is located across the highway and
east of Eklutna Village.

The purpose of this rezoning application is to rezone the property to 1-3
to allow a utility substation to be constructed on the site. The petitioner
is MEA, who proposes to construct up to three gas-fired generation units
on the site.

Final use of the property will allow the petitioner, MEA, to construct up
to three gas-fired generation units on approximately 32 acres of the site.
The remainder of the site will then be used for any future expansions or
other industrial users, and also provides space for proposed buffers and
existing wetlands.

Special limitations have not been proposed by the petitioner. They have
proposed a development plan for the power plant, and many of these
development restrictions have been incorporated into the special
limitations recommended by the Planning Department.

The Department did not recommend a rezoning to [-3, but rather to 1-2
with special limitations. The Department is currently working to
complete the Title 21 rewrite process, and the provisionally adopted
zoning districts do not continue the 1-3 district. However, the 1-2 district
remains a continued district. The primary difference between the two
districts is that the 1-2 district currently requires all public improvements
to be developed to urban standards, whereas 1-3 requires them to be
constructed to suburban standards. This primarily means that
industrial roads in the I-2 shall be paved interior streets, curb and gutter
provided, as well as sidewalks. -3 requires strip-paved interior streets,
curb and gutter is not required, and walkways can be used but sidewalks
are not required.

The Department recommended an effective clause to make application for
permits to begin construction, and special limitations to prohibit retail
uses and coal fired power plants, set access review standards, buffering
requirements and site plan review.

The Commission moved to approve a rezoning to 1-25L subject to the
Effective Clause 1, Special Limitations1 through 5, adding 1.c “smelting”,
changing 3.c to add “or at a ratio determined by the Title 21 landscape
requirements,” and a new Special Limitation 6 “The type of fuel to be
used by a power plant shall be limited to natural gas or clean burning
fuels only.”



Planning and Zoning Commission
Resolution 2009-009
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10.

The Commission finds that this power plant would be an asset to its
customers, about one-third of whom are in the Chugiak-Eagle River area.
It will enhance development opportunities for Eklutna, Inc. who looks
forward to this enterprise and some of the related enterprises that may
be possible, for example, from waste heat generated at the facility. Staff
has proposed ample buffers along residential areas and the highway. It is
important to amend the requirements to replace unauthorized tree
removal because otherwise it becomes too easy to replace the damage.
The Commission also incorporated the Chugiak Community Council’s
concerns into the conditions. The Commission finds that a public
hearing site plan review is important for a project of this magnitude.

The Commission recommended approval of the request by a unanimous
vote: 8-yes, O-nea.

B. The Commission recommends to the Anchorage Assembly that the subject
property be rezoned to I-2 SL, subject to the following effective clauses and
special limitations:

1.

Effective Clause. The zoning shall not become effective until:

a) Application for land use permits has been made for construction
of the power plant.

Special Limitations:

a) Prohibited uses and structures. In addition to AMC 21.40.210E.,
the following uses and structures are prohibited:

1) Commercial uses.
2) Coal fired power generation facilities.
3) Smelting.

b) Access:
Any development of the site generating greater than an overall
average daily trips rate of 60 shall require access and related
improvements review and approval by the Planning and Traffic
Departments.

c) Bulffers:

1) An undisturbed natural vegetation buffer shall be retained
along the property boundaries as follows:



Planning and Zoning Commission
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d)

2)

3)

100 feet along the north and eastern most site boundaries;
250 feet along the west boundary; 50 feet along the
southern boundaries, with the exception of the lot lines
adjacent to the existing substation (see buffer exhibit).
Breaks in the buffer area may be permitted for access
drives, roads, utility transmission lines and similar required
installations, as authorized by the Planning Department.

Existing trees or vegetation shall not be removed or cleared
within the buffer area except for access drives and roads,
transmission lines or related required clearing; or for
clearing of dead fall or to selectively remove unhealthy
vegetation. Prior approval of any clearing or vegetation
removal is required from the Planning Department. Dead or
dying trees shall be replaced on a one to one basis with
spruce trees. Replacement of vegetation to be removed for
roads, drives, utility {transmission lines and similar
required installations, shall not be required.

Prior to the issuance of any land use permit, resolve with

the Planning Department and Land Use Enforcement the
method of delineating any areas of existing vegetation
which are to be preserved in order to prevent accidental
removal. Unauthorized tree removal, unless otherwise
approved by the Director, shall be replaced on a one to one
basis with spruce irees, or at a ratio determined by the Title
21 landscape requirements.

Along areas of any development, signage shall be placed
adjacent to the vegetative buifers every 100-feet stating: “No
storage or construction activity shall occur beyond this
point.” Alternative methods of buffer
protection /notification may be approved by the Department
to meet this requirement.

A public hearing site plan review by the Planning and Zoning
Commission shall be required prior to issuance of any permits.

The site shall be platted prior to the issuance of any permits.

The type of fuel to be used by a power plant shail be limited to
natural gas or clean burning fuels only.
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PASSED AND APPROVED by the Municipal Planning and Zoning Commission
on the 2nd day of February, 2009.

ADOPTED by the Anchorage Municipal Planning and Zoning Commission this
ond day of March, 2009.

il | Ep e

‘/Secretary Chair

(Case 2009-013; Tax 1.D. No. 052-151-02, -03, -04 and -05 and 052-141-02)

ac



PLANNING AND ZONING COMMISSION MEETING Page 23
February 2, 2009

residential zoning within a discrete stretch of road. This could be considered
a business district boundary extension and it is not likely to create a domino
offect. This is a site that will be under single ownership, it will be subject to a
unified site development plan, and the special limitations protect the
neighborhood. She found that ADOT and the MOA must work very
conscientiously to achieve a safe pedestrian crossing at the roundabout or
another signalized site, otherwise this commercial site will not function as an
integral part of a town center, but instead could generate traffic across the
highly traveled Huffman corridor. Anchorage 2020 noteg that “necessary to
the design of town centers is an efficient pedestrian a é8hs network

connecting the core uses, residential neighborhoodssand transit facilities.” It
is not assumed that a roundabout is pedestrian frﬁandly d, to the contrary,
it will be made pedestrian friendly. This type of uté”é-,_‘ which neighbors

have spoken of the need for, will then be truly neighborhood

round out the mix in this town center.

CHAIR JONES supported the motion, noting that R-5 is almost obsolete. The
intent statement for the R-5 zone is “to include lands that are developing or

will develop for rural residential‘p 0ses” and it is “designed to protect and
:lopment while at the same time

encourage all kinds of residentiald
retaining a low population density. 4 oposed use does develop on
this property, it is a much needed seryice 4 of the community.

AYE: Phelps, Weddleton, Isham, Jone
Earnhart
NAY: None

oshimura, Fredrick, Pease,

PASSED

3. 2009-013 Matanuska Electric Association. A request to
rezone approximately 70 acres from T
(Transition) and R-7 (Intermediate Rural
Residential) to I-3 (Rural Industrial). Parcel
1: That portion of N1/2 NE1/4 SE1/4, Lying
South of Lot 2 of U.S. Survey 9023; Parcel 2:
That portion of NE1/4 NW1/4 SE1/4, Lying
south of Lot 2 of U.S. Survey 9023; Parcel 3:
That portion of W1/2 NW1/4 SE1/4, Lying
south of Lot 1 U.S. Survey 9023; Parcel 4:
SE1/4 NW1/4 SE1/4, Excepting U.S. Survey
9789; Parcel 5: SW1/4 NE1/4 SE1/4; Parcel
6: SE1/4 NE1/4 SE1/4; Parcel 7: W1/2
NE1/4 SW1/4 SE1/4; Parcel 8: NW1/4 SW1/4
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QR1/4. All Jocated within a portion of the
SE1/4 of Section 19, T16N, R1E, SM.,
Alaska. Generally located east of Eklutna
Village and south of the Glenn Highway

Staff member ANGELA CHAMBERS stated the request is a 70-acre
area, but the map shows it is comprised of portions of many
unsubdivided parcels. As a result, the system shows a petition area of
90 acres; the public hearing notices did correctly reflect a size of 70
acres. Eklutna Inc. owns the subject property. The rezoning is
requested in order to allow construction of a power plant on the site.
Matanuska Electric Association (MEA) is proposing to construct up to
three gas-fired generation units on the gite. The remainder of the site
will provide buffer space and eﬂsting;fWEtIﬁnds. The 2006 Update of
the Chugiak Eagle River Compre sive Plan designates this area as
rosidential at less than 1 to 1 DUANThe residential classifications
identify areas that are either: a) sub daveloped for residential
purposes that are expected to remain resi ntial for the duration of the
Comprehensive Plan; or b) identify vacant lands best suited for
residential development. for the classification’ i ess than 110 1 DUA,
the locational criteria was due to the fact that itis comprised of vacant
areas located adjacent to established large-lot, rural development,
and/or locate wellAway from public sewerage and water facilities; the
~#o:Unlike many other situations where there is a
sn for property set through a larger public

6 idential zoning exists as more of a

on. Th ‘artment finds this proposed rezoning
has community-wide efits and warrants an amendment to the Land
Use Plan map, as well'dg:the zoning map. The former is not a process
that can be initiated by the petitioner and the Department will work
on that. This rezoning will allow for a power plant to assist MEA in
directly serving the Chugiak-Eagle River area, which comprises
approximately one-third of MEA’s service area. The Comprehensive
Plan only generally addresses public utilities and did not address
large-scale public utilities. This application brought forward
information that was very site-specific in terms of suitability of the
land for residential versus industrial. This parcel is also well suited for
industrial uses as it is large and can provide large buffering areas. It is
also located as far as possible from residential areas. It will also assist
in mitigating potential impacts from such a use. The Department is
recommending a rezoning to I-25L rather than I-13SL. The
provisionally approved chapters of the Title 21 Rewrite eliminate the I-
3 zoning district. I-2 is more of an urban district, but the only real

L
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difference between I-2 and I-3 are the public infrastructure standards.
Access and peripheral roads are to be 24-foot strip paved in I1-2,
whereas in I-3 the road standards are rural gravel. The Department
recommends removing Effective Clause 1.a. The special limitations are
amended to add a new Special Limitation 5 that “The site shall be
platted prior to the issuance of any permits.”

COMMISSIONER PHELPS asked if the requirement for a

Comprehensive Plan Land Use and Plan maps améndment is a new
policy. MS. CHAMBERS replied that the Directgr and‘the Department
had concern with supporting the rezone with i Comprehensive Plan
amendment, due to the magnitude of this gife. Thighas not necessarily
been required in the past. A rezoning could Taove for
Comprehensive Plan amendment at this time. The De 1
looking at the entire area, not only the petition site, when:

amendment is forwarded.

The public hearing was opened.

CHAIR JONES explained that th yetitioner's representative has waived his
opportunity to make his presentation firstin‘order to allow Eklutna to speak.

CURTIS McQUEEN, representing Eklutna Inc., ated support for this
proposal. There is a history between Eklutna and the power grid going back
60 to 70 years. When the original power‘ﬁ;g@d was installed, the indigenous
Native people of Eklutna were organized/dnd did not have input into the grid
1 ne issue that resulted was the damming of Eklutna Lake,
dous effect on salmon habitat. In recent years, as the
ganized, Eklutna has been invited to the table with
et progressive with Eklutna. Ekutna has supported
of the power’ id. Eklutna is also planning to master plan the area
and Tim Po er.with D@WL HKM is present to answer guestions in that
regard. Eklutnaig,] kfmg to expand fish habitat in Eklutna River. One of
the synergistic béne fs with the power plant is the capture of waste heat for
adjacent land and'a potential salmon hatchery. There has been tremendous
support by villagers of Eklutna in order to keep their power costs down, as
well as to increase employment opportunities both in the development of the
plant and the maintenance of the plant. In 2008, MEA presented to Eklutna’s
board and that presentation was well received. A memorandum of
understanding (MOU) was signed. MEA has met all of the requirements on
the MOU. MEA has dropped their coal-burning idea in favor of natural gas.
Eklutna supports clean-burning energy. Regarding the rezoning, Eklutna has
been involved in master planning for residential development, as well as
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commercial and industrial master planning. In terms of trading residential
land for industrial, this is a unique project in that Eklutna has a significant
amount of residential development coming in the future to meet demands for
housing in Anchorage. Recently 404 acres was approved for residential
development in the Powder Reserve with a potential for 1,500 single-family
lots. There is another 770 acres that bas not yet been planned. Eklutna does
not look at this proposal as losing residential land because there 1s so much
future residential land under its ownership. He asked for a show of hands of
those from Eklutna in support of this project; five of seve %pdividuals
responded. : A

LORALEI CARTER with MEA stated that MEA 4nd Ekl
working together on this project. MEA is the oldest:and se
electric co-op in Alaska with 43,000 members. One-third of tli@;\
in the Chugiak-Eagle River area, so it makes sense to build a gene
facility in this area. Mr. McQueen discussed the MOU signed earh
summer between MEA and Eklutna. The property under considefation is
located at the northeast of the Eklutna interchange and the Glenn Highway.
The plans include up to a 180-mégawatt natural gas general plant with
related facilities. The natural gas poweiplant could be a potential source for
cogeneration for facilities built by Eklutix Cogeneration is the process by
which waste steam from the plant can belise Fnearby facilities for space

Eklutna Valley and B
presentation to the Villag 1

Staff three times. This aréaiigin a remote location of the MOA; MEA has
agreed to greater buffer zone: thafi would be required by regulation. Noise
studies indicate that the Glenfl ighway traffic will be noisier than the
power plant. After rezoning there will be numerous public hearings before
the MOA and throughout the state permitting process. MEA understands the
access road would be 24-foot paved. Any concerns with the Effective Clause

and Special Limitations have been resolved

of Bk

COMMISSIONER FREDRICK asked if there is concurrence with a rezoning
to 1.2 rather than I-3. MS. CARTER replied in the affirmative.

COMMISSIONER PHELPS asked who is the supplier for gas. MS. CARTER
replied that natural gas remains a question. JIM WALKER, general counsel
for MEA, stated that there are no current gas contracts. MEA has been in
contact with Enstar, which has a high-pressure line across the highway. He
is told there is sufficient gas in the Beluga field and other fields.
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COMMISSIONER PEASE noted that the Council had asked for some
conditions, including prohibiting smelting and restricting the plant fuel to
natural gas only. She asked for Ms. Carter’s response to those requests. MS.
CARTER replied that there is no intention for smelting and the intent is to
use natural gas; she agreed to these conditions. COMMISSIONER PEASE
asked if smelting is covered in Special Limitation 1.b. MS. CHAMBERS
replied that she understood the Council’s concerns are addressed by the
existing Special Limitations. There is also a requirement for a public hearing
site plan review. She had no objection to add smelting as a prohibited item.

TIM POTTER stated he served on the subcommittee that was involved for
three years in the Chugiak-Eagle River Compréhensive Plan Update and
could speak to the reasons behind retainingd: drea as large-lot, single-
family residential. There was discussion gt those meetings about looking for
additional industrial areas and the idea t is area could come back later
under a different plan because it is flat, has 1s,*and has good access to
an interchange. This is the crossroads of all of tlié:transmission lines in the
area that go back to the Reed Substation. Preliml‘ﬁ\} planning has begun
with Eklutna looking for the possibility of a waste-haat stipported community
area for industrial uses, housing, and other uses. It ig/exciting to have an
integrated use near the Village to provide jobs, revenue through other
developments, and mﬁu . retail, and residential development. Eklutna
will be working in‘goncert with the MOA to develop a master plan for this

COMMISSIONER WEDL ted there is a comment from a property
owner who has invested $200,000 in preparation of a trailer park or PUD and
a potential buyer, upon hearinithe adjacent property was to be zoned I-3,
backed out of negotiations. MR: POTTER stated that Harry Johnson is a
property owner in the area and the access road would be going to the east of
his property. There would be probably 30 employees at the plant, which is far
less than what would result from what could be developed residentially. He
was aware of Mr. Johnson’s claims that he put money into developing
infrastructure, but the conditional use on that property has run its course
and, while there may be some sewer and water lines, he was unsure whether
they conform to state regulations. He stated there is no trailer park approved
on that property. He believed that the proposed use would have a positive

" impact on the value of Mr. Johnson's property. COMMISSIONER
WEDDLETON asked if Eklutna plans residential development in this area.
MR. POTTER stated that Eklutna wants a “sphere of influence” over its
village area. The Village takes an extended family approach to things. If an
overlay district is done, one thought is to allow more than one dwellingon a

11
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Iot in order to allow for extended family to live there. There is also income
from industrial development, as well as areas for workforce housing and
senior housing. MEA has been very cooperative in its MOU with Eklutna to
make waste heat available for those uses.

MIKE CURRY, President of Eklutna and MEA customer, stated that Mr.
Johnson’s property began as two primary places of residence. He did not
believe Mr. Johnson had installed any infrastructure. One parcel was set up
for a trailer park, but the park was not built. He did not Believe that Mr.
Johnson had expended $200,000 on his property. T

COMMISSIONER ISHAM understood Mr. Johnsgn's prope
abandoned area that is to the right, headed north. MR. CURRY confirmed
this understanding. :

The public hearing was closed.
COMMISSIONER ISHAM asked why 1-2 is recommended rather than I-3.
MS. CHAMBERS explained thatithe petitioner applied for I-3 because it is a
rural industrial district and this 183y rea. The Department is working
on the Title 21 Rewrite, which proposes elimi tion of I-3 because it is no
longer necessary. The primary differt i1:2 and I-3 is the road
standards.

COMMISSIONER PEASE noted that Sf)‘ icial Limitation 3.c speaks to
unauthorized tree removal within the puffers and recommends 1:1
with.spruce trees. Given that the trees on this site are mature,
r 1:1 is sufficient and asked if the language should

t ratio provided for in Title 21 landscape standards,
MS. CHAMBERS explained that there are conflicts
getation and the utility lines going though the area.
rety with respect to what would be required. The

-f.f!;f»;

“ction to requiring compliance with the Title 21

Rewrite. The petitio
COMMISSIONER PEASE asked if it is appropriate to include the Council’'s
statement to limit the fuel in the power plant to natural gas only. MS.

ar is comfortable with the Special Limitation as written.

CHAMBERS had no objection to this requirement. COMMISSIONER PEASE
asked Mr. Potter if there is objection to the ratio she proposed. MR. POTTER

replied that the ratio should relate to what exists and the scale of the site.
One portion of this site is going to be a 250-foot buffer. He felt it was
inappropriate to require anything other than a 1:1 ratio.

W
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COMMISSIONER ISHAM noted there are wetlands in this area and he
assumed there would be no building in that wetlands area. MS. CARTER
indicated this is correct. The footprint of the use is 30 acres out of the 70-acre
area.

MS. CHAMBERS stated the Department does not object to adding a Special
Limitation 1.c prohibiting smelting under Prohibited Uses and adding a
Special Limitation 6 “The type of fuel to be used by a power plant shall be
limited to natural gas only.”

COMMISSIONER PHELPS understood that smelt a reduction process
and that is not being used. MS. CHAMBERS agree thatithere is no need for
the additional Prohibited Uses 1.c. &N 2

MR. WALKER did not object to adding a prohibition on smeltinig:He stated
that a propane plant is being proposed in the Palmer industrial aTéa and, in
the event of disruption of natural gas supplies, propane may be uéed as an
emergency fuel. MS. CHAMBERS suggested Special Limitation 6 could read,
“The primary type of fuel to be used by a power plant shall be limited to
natural gas only,” or “The type of fuel to be used by a power plant shall be
limited to clean burning fuel.”

COMMISSIONER IS ted that small nuclear power sources are also

potentials.

<

CHAIR JONES noted'{ for a redundant power system has been
proven twice in the last’
COMMISSIONER PEASE mieved-to approve a rezoning to I-2SL subject to
the Effective Clause 1. Specialiliimitationsl through 5, adding 1.c “smelting”.
changing 3.ctoadd “or at a ratio determined by the Title 21 landscape
requirements.” and a new Special Limitation 6 “The type of fuel to be used by
a power plant shall be limited to natural gas or clean burning fuels only.”
COMMISSIONER EARNHART seconded.

COMMISSIONER PEASE noted this power plant would be an asset to its
customers, about one-third of whom are in the Chugiak-Eagle River area. It
will enhance development opportunities for Eklutna Inc. who look forward to
this enterprise and some of the related enterprises that may be possible, for
example, from waste heat generated at the facility. Staff has proposed ample
buffers along residential areas and the highway. It is important to amend the
requirements to replace unauthorized tree removal because otherwise 1t
becomes too easy to replace the damage. She also incorporated the Council’s
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concerns into the conditions. The public hearing site plan review is important
for a project of this magnitude.

AYE: Phelps, Weddleton, Isham, Jones, Yoshimura, Fredrick, Pease,
Earnhart
NAY: None

PASSED

CHAIR JONES noted with regard to Special Limitation 6 that state and
federal regulators govern all thing operational with respect to this type of
use.

The Commission discussed what is needed i ‘preparatlon for the February 9,
2009 Title 21 hearings. COMMISSIONER: HELPS asked that information
not be sent by email, but rather prov1défi hard copy prior to the weekend.
COMMISSIONER YOSHIMURA noted thatﬁ' ?ii’hotographs she has
requested are not provided prior to the hearin e will ask to postpone the
matter to next month because it is important to recognize the effect of the
residential design standards. e

L. REPORTS - None

J. APPEARANCE REQUESTS — None
L. COMMISSION
M. ADJOURNMENT®

The meeting was adjourned a{10:42 p.m.

- 14



G.3.

PLANNING DEPARTMENT

R A AN AN N e e

PLANNING STAFF ANALYSIS

REZONING
DATE: February 2, 2009
CASE NO.: 2009-013
APPLICANT: Matanuska Electric Association, petitioner

Eklutna, Inc., property owner

PETITIONER’S Shaw, Alaska, Inc.

REPRESENTATIVE:

REQUEST: Rezoning from R-7 and T to 1-3

LOCATION: Parcel 1: That portion of N1/2 NE1 /4 SE1/4,

Lying South of Lot 2 of U.S. Survey 9023. Parcel
2: That portion of NE1/4 NW1/4 SE1/4, Lying
south of Lot 2 of U.S. Survey 9023. Parcel 3:
That portion of W1/2 NW1 /4 SE1/4, Lying south
of Lot 1 U.S. Survey 9023. Parcel 4: SEl1/4
NW1/4 SE1/4, Excepting U.S. Survey 9789.
Parcel 5: SW1/4 NE1/4 SE1/4. Parcel 6: SE1/4
NE1/4 SE1/4. Parcel 7: W1/2 W1/2 NE1/4
SW1/4 SE1/4. Parcel 8: NW1/4 SW1/4 SE1/4.
All located within a portion of the SE1 /4 of
Section 19, T16N, R1E, S.M,, Alaska. Generally
located east of Eklutna Village and south of the
Glenn Highway.

SITE ADDRESS: N/A

COMMUNITY Chugiak; adjacent to Eklutna Valley
COUNCIL:.

TAX NUMBER: 052-151-03 and -05/ Grid NE 2001
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Planning and Zoning Commission
Case 2009-013

Page 2

ATTACHMENTS:
1. Zoning & Location Maps
2. Departmental Comments

3. Application
4. Posting Affidavit
5. Historical Information

RECOMMENDATION SUMMARY: APPROVAL of I-2 with Special
Limitations,

SITE:

Acres: Approximately 70 acres of an unsubdivided area

Vegetation: Mature mix of Birch, Spruce and undergrowth

Zoning;: R-7 (Intermediate Rural Residential) for the
northwestern approximate 1/5%, and T (Transition}

Topography: Gradual Slope SE to NW

Existing Use: Vacant

Soils: On-site well and septic systems required

COMPREHENSIVE PLAN: Chugiak-Eagle River Update 2006

Classification: Residential

Density: N/A

SURROUNDING AREA
NORTH EAST SOUTH WEST

Zoning: T T T R-7; R-5

Land Use: Railroad, Undeveloped Undeveloped Undeveloped,
Glenn (Old Eklutna some large lot
Highway, Power Plant mixed
Undeveloped Building Site residential
DOT immediately (single family,
property south) mobile home

park, vacant)

PROPERTY HISTORY

1960 Area Zoned | GAAB incorporated, lands unzoned designatedﬁ
U as U - unrestricted.

1977 Area Zoned T | Adoption of the T — Transition zoning

regulations, replacing the U designation.
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3-29-1985 | R-7 Zoning Portion of petition site zoned R-7 through the
Area Wide Rezoning of the North Peter's Creek
Area.

COMMUNITY AND COMMUNITY COUNCIL COMMENTS

At the time this report was written, there was no returned public hearing
notices (PHN) received out of eighteen (18) public hearing notices mailed
01/12/08. The Chugiak and neighboring Eklutna Valley Community
Councils were notified of the request. A response has not been received
from Eklutna Valley to date. The Chugiak Community Council provided
the following comments: The Council unanimously passed a motion to
recommend that this request be approved with the following conditions:
1) allowed uses shall be limited to power generation and co-generation
only; 2) smelting shall be specifically prohibited; and 3) the type of fuel to
be used by the power plant shall be limited to natural gas only.

PROPOSAL AND SITE DESCRIPTION:

Proposal:

The subject property is comprised of the majority of seven unsubdivided
parcels, consisting of approximately 70 acres. The property is under
single ownership of Eklutna, Inc. The property is split zoned R-7
(approximately 12.75 acres) and T (approximately 57.25 acres).

The purpose of this rezoning application is to rezone the property to 1-3 to
allow a utility substation to be constructed on the site. The petitioner is
Matanuska Electric Association (MEA), who proposes to construct up to
three gas-fired generation units on the site.

Fina! use of the property will allow the petitioner, Matanuska Electric
Association (MEA), to construct up to three gas-fired generation units on
approximately 32 acres of the site. The remainder of the site will be then
used for any future expansions or other industrial users, and also
provides space for proposed buffers and existing wetlands.

Site Description:

The property is generally located on the south side of the Glenn Highway
and the Alaska Railroad, near the Eklutna Lake Road Exit at
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approximately milepost 26.5. The site is located across the highway and
east of Eklutna Village.

The New Glenn Highway is State-owned and maintained, and is classified
on the Official Streets and Highways Plan (OS&HP) as a Frecway. Access
to the petition site is from the Eklutna Lake Road exit to Gabe’s Road,
located to the west of the petition site. Industrial traffic and haul routes
are allowed on the major arterial system, but are restricted from local
roadways and neighborhood collectors when other routes are available
(Title 9).

The property is bounded on the north by significant rights-of-way for the
Glenn Highway and Alaska Rail Road. To the east and south are
undeveloped lands owned by the property owner (Eklutna, Inc.), which are
soned T. The property owner has no long term plans for these lands. The
old Eklutna Power Plant site is located on an irregular shaped parcel
towards the midpoint of the southern petition boundary, and is currently
operated as Reed Substation as a part of the existing transmission line
service.

Property to the west is zoned R-7, but is mostly undeveloped. Along
Gabe’s Road adjacent to the highway are some R-5 zoned parcels, of which
some are vacant and some developed, with single family and mobile home
park uses. The petitioner proposes 1o special limitations, but in site
design is proposing a 250’ setback and natural vegetation retention
adjacent to the west boundary for noise and visual buffer protection
against this existing residential area.

On-site systems are required.
FINDINGS:
21.20.090 Standards for Approval - Zoning map Amendments.

A. Conformance to the Comprehensive Plan.

Existing Classification:

The 2006 Update of the Chugiak-Eagle River Comprehensive Plan
designates this property as residential, at < 1 to 1 dwelling unit per acre
(DUA). The Residential Classifications identify areas that are either a)
substantially developed for residential purposes that are expected to
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remain residential for the duration of the Comprehensive Plan or b)
identify vacant lands best suited for residential development. For the
classification of < 1 to 1 DUA, for this area, the locational criteria was due
to the fact that it is comprised of vacant areas located adjacent to
established large-lot, rural development, and/or located well away from
public sewerage and water facilities.

In addition to the residential characteristics, other uses such as schools,
churches, parks, child care facilities, and other public or institutional
uses may be allowed in residential areas, if determined to be compatible
with and oriented toward the needs of the immediate neighborhood.

Land use patterns in Chugiak-Eagle River have not changed significantly
over the last 15 years (prior to the Plan update). The area remains largely
a residential community with a mix of rural and suburban development.
However, as the area becomes more populated, higher density urban
development is occurring in some arcas.

The overall area of Chugiak-Eagle River includes more than 40,000 acres,
or about 65 square miles. Almost 40% is developed or committed to use.
About 60% of the land is undeveloped, although much of this land is
unsuitable for development. The petition site is located within the
Chugiak Community Council area, but within the Ekiutna sub area of the
Plan update in terms of land use analysis.

The ratio of existing land uses in 2005 has also not changed significantly
since 1987, when the last inventory was done. {See Table 2). Although it
appears that industrial use has increased substantially, most of the
increase is due to different 1and use classifications than those used in
1987. Residential land use continues to predominate at 46% of the
developed area. Table 2 is from page 14 of the Plan.
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Table 2
Existing Land Use

1987 2005
Land Use Acreage | % of total Land Use Acreage | % of total

Resldentlal 5,666 45 Resldentlal 1,875 46
Ccommerclal 265 2 Commercial 308 2
Industrial (1) 165 1 Industrial (1) 1,007 &
Institutional (2) 1,077 o institutional 1,180 7
Parks 2,303 18 Parks 2,887 16
Transportation 3,181 25 Transportation 3,017 23
TOTAL 12,657 100 TOTAL 16,762 100

Source: MOA Planning Deparmenrt

(1} 2005 acraage includes landfill, and waler and wastewales lreatmanl plants
(2) Includes airpert use

Almost 29,000 acres of land or approximately 70% of the total area in
Chugiak-Eagle River was undeveloped in 1991. Since then, about 3,200
acres have been developed, with the vacant land supply dropping to
05,617 acres in 2005. This still represents over 60% of the total land
area. A computer analysis of vacant land suitability indicates there are
7,781 acres of suitable land, 10,947 acres of marginally suitable land, and
6,889 acres of land unsuitable for development. Table 3 on page 16 of
the Plan shows that of 2,192 acres in the Eklutna sub area of the Plan
(where the petition site is located), approximately 3,204 acres is
unsuitable for development, 3,254 marginal, and 2,576 suitable.

The Plan states that an analysis of future residential growth compared
land capacity under existing zoning conditions with land capacily as
proposed on the Land Use Plan map. The analysis found the build-out
capacity under existing zoning was very similar to that envisioned by the
Land Use Plan map. Both scenarios demonstrate an adequate land
supply to meet the housing needs of projected population growth through
2025 and beyond.

The Plan has set goals, objectives and policies/ strategies for housing and
residential development. These address managing the supply of
residential land in ways that meet the needs of present and future
residents, preserve the community character and identity, and take into
account community facilities and services. They also encourage
preservation and creation of community identity and housing quality.
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The Plan recognizes that other uses such as schools, churches, parks,
child care facilities, and other public or institutional uses may be allowed
in residentially designated areas, if determined to be compatible with and
oriented toward the needs of the immediate neighborhood.

Relationship of Proposed Development

The petition site itself is classified as residential, but is not an ideal
location for residential development. The gross density, if developed
residentially, would be approximately a maximum of 70 dwelling units
under the density in the Plan (R-7 allows for greater density at 20,000 SF
lots). The site is relatively level, generally suitable environmentally, and

appears at first to be suitable for residential uses. But under more in
depth review, it appears more appropriately suited for industrial use.

An existing transmission line station is situated adjacent to the petition
site, and transmission lines run through the site. Infrastructure is
currently not available for residential use, and would have to be extended
to the site. The required infrastructure for a power plant, including
transmission line facilities and natural gas, are available. Access to the
Glenn Highway is readily available for the lower amount of traffic for the
power plant, although the details of the road ownership, dedications,
easements, and potential upgrades would need to be resolved through a
replat of the property. The property itself is near the northern end of the
boundaries of the Municipality, and is as far away from major residential
and commercial areas as possible within the Chugiak-Eagle River arca.

The property owner is a major land owner within the Municipality. They
currently have no current or long range plans for the site, and do not
anticipate using it for residential. They are currently in the process of
developing other areas of land they own for residential purposes within the
Chugiak-Eagle River area.

The site has existing deep natural buffers that are suitable when siting the
proposed power plant. Natural vegetation and topography are preferable
noise and visual buffers than are man-made barriers. The site is bounded
on the north by significant ROW'’s for the rail road and for the Glenn
Highway. To the east and south are undeveloped and unsubdivided
parcels with existing natural vegetation. These parcels are under the
control of the owner of the petition site. Just south of the site is a ridge
line, and there is an approximate 25% grade off the westernmost south
side of the property, where the power plant is proposed to be located. The
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ridge line is unsuitable for development, and will likely remain in its
natural state into the future.

The site itself is approximately 70 acres, and the planned use only
requires approximately 32 acres. There is substantial room for
requirements for additionat buffering above that which would be required
for existing industrially zoned lots (15-30 feet transition buffering
standards of AMC 21.45.200). The site has direct access to the Glenn
Highway, only requiring travel adjacent to the south side of the existing
residential area to the west (Gabe’s Road). The petitioner (MEA) has
agreed with special limitations requiring their proposed 250° vegetative
buffer against the western property boundary (visual buffer adjacent to
residential), along with & 100 foot buffer to the north and east, and 50 foot
buffer to the south (excepting adjacent to the existing transmission line

station).

The Chugiak-Eagle River Comprehensive Plan, as early as 1979,
recognized that there was & demand for, and a shortage of, industrial
zoned land in the area. The updated plan notes that demand for
industrial space may also increase, particularly for land that is centrally
located and suitable for smaller industrial operations. The largest vacant
industrial area is a single parcel adjacent to Birchwood Airport.

The Updated 2006 Chugiak-Eagle River Comprehensive Plan industrial
policies/ strategies provide a list of characteristics that generally apply to
existing and future industrial areas:

« A range of utilities and services appropriate for the category of
development;

« Adequate and efficient access to major transportation systems,
without reliance on residential streets;

e The use of natural or constructed buffers, barriers or transition
areas separating commercial or industrial areas and their effects
from existing or anticipated incompatible land uses; and

« Consideration for the provision of trails where there has been
historical use.

The Updated 2006 Chugiak-Eagle River Comprehensive Plan public
facilities and services policies /strategies also provide a list of
characteristics that generally apply to utility service locational needs:
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e Provide public facilities and services that are located, designed and
maintained to accommodate current and future needs of the area in
an effective, cost-efficient and timely manner.

e Reserve suitable sites for public facilities and services in a timely
manner.

o Ensure that adequate land and easements for public facilities are
provided during development.

This rezoning will not in itself change the classification of this area within
the Plan. However, the Department sees the need for an amendment to
this Plan map to reclassify the petition area and possibly some of the
adjoining property. The Land Use Plan map is a framework for future
growth through the year 2025 and beyond. This framework provides a
community-wide context for coordinating decisions regarding the
development and redevelopment of various areas.

The basis for the requested zoning change to address future demands for
electrical power throughout MEA’s service area was not anticipated when
the Comprehensive Plan process occurred. It is appropriate to consider
the rezone request at this time, and if ultimately granted on its merits, a
Comprehensive Plan amendment should be forthcoming in order to make
the new Land Use and Plan maps consistent with the changed
circumstance.

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 and Land Use Patterns

Wetlands/streams: There is a Class A wetland on the eastern end of the
site. Development is not proposed to impact this wetland area. A replat of
the site is recommended by the Department as an effective clause of the
rezoning to not only finalize access issues, but to ensure proper mapping
and plat notes for the wetlands area.

LB
b



Planning and Zoning Commission
Case 2009-013
Page 10

The subject property does not have public water or sanitary sewer main
available to provide service to the site. On-site services are required.

Noise: The intent of the [-2 district is intended primarily for heavy
manufacturing, storage, major shipping terminals and other related uses.
The entire north boundary of the property is adjacent to railroad tracks
and the Glenn Highway. Noise is a predictable by-product of industrial
uses. Power plants also are larger and more visible than typical industrial
uses. Industrial development is expected to grow in the established
industrial areas of the region, but the Department is recommending this
site not be for future general development allowed in the 1-2 district, but
only for that of a power plant and its related structures and general
industrial and lower traffic generating uses due to its proximity to future
unknown land uses for the surrounding undeveloped property. The
existing planned 250 feet of undisturbed vegetation, consisting of mixed
spruce and birch, serves as a development setback and provides a visual
separation adjacent to the existing western most residential. 100 foot
natural vegetation buffers to the north and east, and 50 foot buffers
combined with the ridgeline to the south provide the additional necessary
site buffers.

It is important to note that vegetative buffers do not necessarily constitute
effective noise attenuation. However, earthern structures such as natural
ridge lines do effectively serve this purpose. The Department of Health
and Human Services concurred in discussions with staff that while the
existing vegetation will continue to be an acceptable visual bulffer,
development specific measures may be necessary to reflect noise away
from the residential areas. Also, the petitioner has spoken with DHHS and
has stated their intent to use stack silencers, if found necessary, to aid in
noise mitigation (see attached noise study). This will serve to more
significantly reduce noise than any buffers.  The Department is
recommending a public hearing site plan review requirement to ensure
that any further necessary studies and/or mitigation measures,
depending on specifics of development, are appropriately implemented.

An acoustics study for this development is attached, and supports this
250 foot buffer. Development to the east and south would by code need to
be either a) approved by the Department or b) require a rezoning and its
relationship and any necessary further buffering, depending on use
proposed, would be reviewed further at that time.



Planning and Zoning Commission
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Transportation/ Drainage

See discussion under Conformance to the Comprehensive Plan.

Public Services and Facilities

Public water and sanitary sewer main service is not available to this
property. On site permits for well and septic are required through the
State of Alaska Department of Environmental Conservation for commercial
and industrial development. The property abuts natural gas, telephone
and electrical services. Police, Fire, Education and park are not affected by
this rezoning.

Special Limitations

Special limitations have rot been proposed by the petitioner. They have
proposed a development plan for the power plant, and many of these
development restrictions have been incorporated into the special
limitations recommended by the Department.

However, it is important to note that the Department is not recommending
a rezoning to I-3, but rather to 1-2. The Department is currently working
to complete the Title 21 rewrite process, and the provisionally adopted
zoning districts do not continue the 1-3 district. However, the 1-2 district
remains a continued district. The primary difference between the two
districts is that the 1-2 district requires currently all public improvements
to be developed to urban standards, whereas I-3 requires them to be
constructed to suburban standards. This primarily means that industrial
roads in the I-2 shall be paved interior streets, curb and gutter provided,
as well as sidewalks. -3 requires strip-paved interior streets, curb and
gutter is not required, and walkways can be used but sidewalks are not
required.

The Department recommends an effective clause 10 replat the property
and make application for permits to begin construction , and special
limitations to prohibit retail uses and coal fired power plants, set access
review standards, buffering requirements and site plan review. The
specific wording is found in the Department recommendation, below.

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.
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See Comprehensive Plan discussion, above. Notwithstanding, however,
the supply/demand evaluation for industrial land, it is recognized that
consideration should be give to this request as a unique case for a specific
use as an electrical power generation plant.

3. 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.

Permitting work will continue. This project requires approvals at various
levels of local, state, and federal government as well as compliance with
regulations such as the Clean Air Act, and the exact timing of
construction is difficult to predict.

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 ooals and policies of the Plan.

See Comprehensive Plan discussion above. The Comprehensive Plan land
classification {Residential) is not changing with this request. However, the
Department finds that an amendment to the Comprehensive Plan is
warranted if this change to Industrial occurs. The Department will initiate
this amendment.

The residential area most impacted by this rezone will be Eklutna Village.
To date, the Department has received no confirmation of support for, or
objection to, the proposed rezone for the power plant.

The Department analysis of this rezone request only evaluated the merits
of a potential power plant on the 70 acre site, and whether it is a suitable
location against the criteria outlined in municipal code. This analysis
does not consider siting alternatives for the power plant, or how this
facility could fit into the larger issues of regional electrical power demand
and generation facilities siting.

DEPARTMENT RECOMMENDATION:

The Department finds that this proposed rezoning is demonstrated to have
community-wide benefits for use of the power plant, and warrants an
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amendment to the Zoning Map, as well as to the Land Use Plan map (this
request must be initiated through the Municipality). This request will
allow for the siting of a new gas-fired power plant which will assist MEA in
directly serving the Chugiak-Eagie River area, which comprises
approximately 1/ 3rd of their service area. The rezone responds to new
locational issues for large electric generation plants not addressed or
anticipated in the Plan. The Plan itself as noted above only generally
addresses public utilities, and does not address siting of large scale public
utilities. The application also provided very site-specific environmental
and land usability analyses relating to site suitability for residential versus
industrial.

The Department supports this request with special limitations to require
necessary visual and noise buffering, along with restrictions to ensure use
of the site for power generation and related facilities, and future industrial
uses, as opposed to higher traffic-generating uses such as commercial/
retail. Due to the magnitude of this site and potential power plant, the

Department recommends a public hearing site plan review to ensure that
said impacts are properly mitigated based upon a final site plan.

The Department does not support the I-3 as proposed by the petitioner.
However, the Department does find that a rezoning to heavy industrial (I-
2), is appropriate. With proposed special limitations and subsequent
amendment to the Comprehensive Plan, the rezone request is in
conformance with the zoning standards of approval contained in AMC
21.20.090.

The Municipality is currently in the process of completing the land use
code rewrite process. The provisionally adopted chapter related to use
districts does not retain the I-3 (Rural Industrial) zoning district. Instead,
only -2 (Heavy Industrial) remains. The proposed use is permitted in
both districts. The use differences between the districts are minor
(conditional uses). The only primary difference, between the two districts
is in terms of infrastructure development standards. Road and public
improvements in the 1-3 district currently are to be constructed to
suburban standards, while said improvements in the I-2 district must be
built to urban industrial standards (AMC 21.85.020A. and B.).

Improvements of public infrastructure in industrial areas to urban
standards are in conformance with the goals of the land use code rewrite.
Thus, the Department offers an alternative [-2 SL option which supports
the need for industrial, while mitigating the impacts on the low density
28
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residential district to the west, and the undeveloped T zoned area
surrounding the remainder of the site. The Department finds that a
rezoning to 1-2 SL is in conformance with the zoning standards AMC
n1.20.090, and warrants an amendment to the Cornprehensive Plan, as
noted under the Comprehensive Plan discussion above. The Department
will initiate this Plan amendment, if the requese request for the power
plant is approved.

The Department recommends rezoning to I-2 with the following effective
clause and special limitations for consideration by the Commission:

Effective Clause:
1) The zoning shall not become effective until:
a) The petition site has been replatted; and

b) Application for land use permits has been made for
construction of the power plant.

Special Limitations:

1) Prohibited uses and structures. In addition to AMC
21.40.210E., the following uses and structures are prohibited

a. Commercial uses.
b. Coal fired power generation facilities.

2) Access:
Any development of the site generating greater than an overall
average daily trips rate of 60 shall require access and related

improvements review and approval by the Planning and
Traffic Departments.

3) Bulffers:

a) An undisturbed natural vegetation buffer shall be
retained along the property boundaries as follows:
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4)

b)

d)

100 feet along the north and eastern most site
boundaries; 250 feet along the west boundary; 50 feet
along the southern boundaries, with the exception of
the lot lines adjacent to the existing substation (see

buffer exhibit). Breaks in the buffer area may be

permitted for access drives, roads, utility transmission
lines and similar required installations, as authorized
by the Planning Department.

Existing trees or vegetation shall not be removed or
cleared within the buffer area except for access drives
and roads, transmission lines or related required
clearing; or for clearing of dead fall or to selectively
remove unhealthy vegetation. Prior approval of any
clearing or vegetation removal is required from the
Planning Department. Dead or dying trees shall be
replaced on a one to one basis with spruce trees.
Replacement of vegetation to be removed for roads,
drives, utility transmission lines and similar required

installations, shall not be required.

Prior to the issuance of any land use permit, resolve
with the Planning Department and Land Use
Enforcement the method of delineating any areas of
existing vegetation which are to be preserved in order to
prevent accidental removal. Unauthorized tree removal,
unless otherwise approved by the Director, shall be
replaced on a one to one basis with spruce trees.

Along areas of any development, signage shall be placed
adjacent to the vegetative buffers every 100-feet stating:
“No storage or construction activity shall occur beyond
this point.” Alternative methods of buffer

protection /notification may be approved by the
Department to meet this requirement.

A public hearing site plan review by the Planning and Zoning
Commission shall be required prior to issuance of any
permits.
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Reviewed by: Prepared by:

71 M peo—
Tom Nelson Angela C. Chambers, AICP
Director Senior Planner

(Tax Numbers 052-151-03 and -05)
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|View Case Comments Submit a Comment

Page 1 of 1

** These comments were submitted by citizens and are part of the public record for the cases
| Questions? If you have questions regarding a case, please contact Zoning at 007-343-7943

| or Platting & Vartances at 0907-343-7942,

\

' 1. Select a Case: [705013 = View Comments | RE@E

Case Num: 2009-013 -

Rezoning to I-3 Rural industrial district

|
|

Location: A request to rezone approximately 70 acres from T (Transltion) and R-7 (Intermedlate

| 2. View Comments: JAN 2 2

)

Zaves ek

%

2009

Tl i

|

|

i

e |
‘%

!

|

Rural

i Residential} to I-3 {Rural Industrial). Parcel 1: That portion of N1/2 NE1/4 SEL/4, Lying South of Lot 2 of \

parcel 3: That porticn of W1/2 NW1/4 SE1/4, Lying south of Lot 1 U.S. Survey 9023; Parcel 4: SE

the Glenn Highway.
Betalls | Staff Report | subinit a comment

i U.S. Survey 9023; Parcel 2: That portion of NE1/4 NW1/4 SE1/4, Lying south of Lot 2 of U.5. Survey 9023; %

1/4

i NW1/4 SEL/4, Excepting U.S. Survey 9789; Parce! 5: SW1/4 NE1/4 SEL/4; parcel 6: SE1/4 NE1/4 SE1/4; |
‘ parcel 7: W1/2 W1/2 NE1/4 SW1/4 SE1/4; Parcel 8: NW1/4 SW1/4 SE1/4. All located within a portion of !
the SE1/4 of Section 19, Ti6N, R1E, S.M., Alaska. Generally focated east of Eklutna Village and south of '

Public Comments

1/21/09
Chugiak Community Council, Linda Kovac/Secretary-Treasurer

approximately 70 acres from T {Transition) and R-7 {Intermediate Rural
= Residential) to I-3 (Rural Industriat). The site Is located east of the Native
| of Eklutna and east of the Glenn Highway. Matanuska Electric Association

! unanimously passed a motion to recommend that this request be approve

1 At the 01/15/09 Chugiak Community Council (*Council”} meeting, the Council
: discussed Planning & Zoning Case No. 2009-013. This case is a request to rezone

]

Village
is !

planning to construct a new power plant on this site. The case is scheduled to go 1
t pefore the Planning and Zoning Commission on 02/02/09, -=---=-==" The Council ‘

d with

|
the following conditions: 1) Allowed uses shall be limited to power generation ‘
and co-generation only; 2) Smelting shall be specifically prohibited; and 3) The 1
type of fuel to be used by the power plant shall be limited to natural gas only.

- _Annn N1
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JAN-ES-1908  B2: 14 P.e2

CHUGIAK COMMUNITY COUNCIL

P.O. Box 71350

Chugiak, Alaska 99567
e CERED
T e
January 21, 2008 \.tmaggﬂ
& 2004
TO: Municipality of Anchorage JAN 2
Department of Planning Pty OF ARLNOTELR
Zoning Divislen Fomie THazn

P.O. Box 196650
Anchorage, AK 99516-6650
Phone: 343-7900, Fax: 343-7927

SURJECT;  Council Comments on Planning & Zoning Case No. 20098-013
Dear Sir/Madam:

At the 01/15/09- Chugiak Gommunity Councit {"Council’} meeting, the Council discussed
Planning & Zoning Case No. 2002-013. This case is a request {o rezone approximatety
70 acres from T (Transition) and R-7 (Intermediate Rural Residential) to -3 (Rural
industrial). The site is located east of the Native Village of Ekiutna and east of the Glenn
Highway. Matanuska Electric Association is planning to construct a new power plant on
this site. The case is scheduled to go before the Planning and Zoning Comrmission on
02/02/09.

The Councii unanimously passed a motion to recommend that this request be approved
with the foliowing conditions:

« Allowed uses shall be limited to power generation and co-generation only;

« Smelting shall be specifically prohibited; and

« The type of fuel to be used by the power plant shall be fimited to natural gas only.

You may contact me at §88-0123 if you have any questions.
Sincerely,
Dave Baldwin

President
Chugiak Community Coungcil
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Chambers, Angela C.

From: Nesheim, Janine R.

Sent: Wednesday, January 21, 2009 11:36 AM
To: Chambers, Angela C.

Cc: Tofteberg, Christopher J.

Subject: FW: CUP #2009-013

Hi Angela,

| spoke with Joe stimson, a consultant for the project on January gt \We discussed basic code questions regarding noise

levels aliowed in an industrial area, and the levels required at industrial / residential boundaries. | believe he said they
would be incorporating stack silencers when constructing the project.

Based on information from the Shaw Group, the projected noise emissions using stack silencers should meet code
requirements. ! submitted the comments below for department review as a reminder that if noise is greater than projected
it must be mitigated further to meet code.

Thank you for contacting me regarding this!

Janine Nesheim

Environmental Health Specialist

MOA, Dept. of Health and Human Services
(907) 343-4815

(907) 249-7311 fax

From: Nesheim, Janine R.

Sent: Tuesday, December 30, 2008 5:13 PM
To: Ruggles, Jennifer L.

Cc: Froehle, Jason K.; Tofteberg, Christopher J.
Subject: CUP #2009-013

CUP #2009-013; comments due by December 29, 2008
Rezoning to 1-3 rural industrial district

Comments re Noise

This CUP describes rezoning to allow construction of up to three gas-fired generation units. When constructed,
noise will be mitigated by incorporating stack silencers. In reference to the noise projections impacting two current
residences; remind that the plant must meet noise level requirements at any residential receiving land use poundary. All
operation noise must meet the standards as shown below, and maintain compliance as surrounding area develops.

No person shall operate or cause to be operated any SOUIce of sound in such a manner as (o create a sound level

measured at any focation an a boundary between two receiving land use calegories that exceeds the arithmetic mean of
the respective sound Jevel limits set forth for such receiving land use categories in table 1.

Table 1. Sound Levels by Receiving Land Use states (Receiving Land Use Category / Time / Sound Level Limit (dB{A))}:

Residential area 7-00 a.m. — 10:00 p.m. 60 dB(A) , 10:00 p.m. — 7:00 am. 50 dB(A)
Commercial area 7:00 a.m. — 10:00 p.m. 70 dB(A) , 10:00 p.m. = 7:00 a.m. 60 dB(A)
Industrial area At all times 80 dB{A)

Thank you,

Janine Nesheim

Environmental Health Specialist

Environmental Services Division, Food Safety & Sanitation
Municipality of Anchorage, Dept. of Health & Human Services
(907} 343-4815
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(907) 249-7311 fax
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_ Municipality Of Anchorage.
ANCHORAGE WATER & WASTEWATER UTILITY 2 ARG 1
REGEWVED

MEMORANDUM

DATE:
TO: -

FROM:

SUBJECT:

JAN § & 7009

flia

W Rnsharage
e 57 cinnbon o £
2 LUEHSET

Deqember 28, 2{508
Jerry Weaver, Zoning Division Administrator, Planning Department
paul Hatcher, Engineering Technician I, AWWU TAH-
Zoning Case Comments o |

Pianning & Zoning Commission Hearing January 28,2009
Agency Comments due December 31, 2008

AWWU has reviewed the materials and has the following comments.

09-012  TITLE 21, An 'ordinance amending Title 21 code sections,

1.

09-014

/- 09013
o

1.
2- . . . .
3 AWWU requests that the AWWU Planning Department be involved in the

AWWU has no objection to this Title 21 amendment.

p
{/’I' 16N R1E SEC 19 SE4 PORTION, Rezoning to I-3 industrial district,
NE2001

AWWU water and sanitary sewer are currently not available 10 these
parcels. -
This property is currently outside AWWU's serviceable drea.

upcoming design review and any construction projects that pertain to this
project.
AWWU has rio objection to the rezoning.

BEACON PARK BLK 1 LTS 1,2,3,37,38,39 & 40, Rezoning to B-3SL
General business district with special limitations, SW2832

1.

2.

AWWU water mains located in Huffman Drive and easement running
north to south between lots is currently available to these lots.

AWWU sanitary sewer main located in Huffman Drive and easement
running nerth to south between lots is currently available to these lots.
AWWU requests that the AWWU Planning Department be involved in the
upcoming design review and any construction projects that pertain to this
project.

AWWNU has no objection to the rezoning. |

\\AWWUHLE\Groups\Engineering\Planning\LAND_USE\OS_Zoning Reviews\200908-012, 09-013, 09-014, 09-016, .
Ao 4T NAN1R doc
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SARAH PALIN, GOVERNOR

T T R
IR TR
‘~’_; } J’J". H I;%"a 1"” “
DEPA.RTMENT OF TRANSPORTAT [ON AND PUBLIC FACILITIES 4111 AVIATION AVENUE
PO, BOX 196900
ANCHORAGE, ALASKA 99519-6900
: 7 (907) 269-0520 (FAX 269-0521)
CENTRAL REGION - PLANNING (TTY 269-0473)
January 6, 2009
RE: MOA Zoning Review
M. Jerry Weaver, Platting Officer _ E‘\ﬁ,gﬁ@&ﬂf TN

Municipality of Anchorage
P.0. Box 196650
Anchorage, Alaska 09519-6650 a8

JAN G & 2002

LT " T
B SOGNSTEDD

Dear Mr. Weaver:

The Alaska Depaﬁfnent of Transportation and Public Facilities, ADOT&PF, has reviewed the
following zoning and site plan applications and has these comments:

s
(___2009-013; Matanuska Electric Association Re-Zoning Application

The natural gas electric generation project by itself does not appear 10 have traffic 1ssues
associated with the rezoning. A proposed community center using waste heat and a bottling

" plant are mentioned as possible projects once the zoning is approved. Other uses can be
expected with the rezoning. Buffering from neighboring uses should be part of the conversion
from residential to indusirial zoning. Traffic impacts will need to be monitored as development
increases.

2009-018; Redoubt Development Plan for Office/Retail Center

Qur recently approved transportation policy plan, «Let's Get Moving 20307, gives our
department an advocacy role for transit. Tn recognition of Muldoon Road being a primary transit
route and a bus stop being located just east of the retail lot, a pedestrian walkway is suggested

from the bus stop along the north side of the proposed Retai] Building.
TR Sincere)y,

Mark Parmelee
Area Planner

/aj

< Prennding for ihe sufe inoveiei of penple ard wonddy aned e detivery of siufe services.”
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DATE:

TO:

FROM:

SUBJECT:

Municipality of Anchorage
Development Services Department
Building Safety Division

MEMORANDUM

December 30, 2008

Jerry Weaver, J1., Platting Officer, CPD

£, T
fr digm
Ty

A
T

AR T Pt

Daniel Roth, Program Manager, On-Site Water and Wastewater Program

Comments on Cases due January 5, 2009

The On-Site Water & Wastewater Program has reviewed the following
these comments:

2009 - 012
2009 - 014
2009 - 016
200? - 017
2009 - 018

An ordinance amending Title 21 Code Sections
No objectioﬁ-

Rezoning to I-3 Rural Industrial District

No objection

Rezoning to B-3SL General Business District with specl
No objection

Zoning conditim}al use for a water reservoir
No objection

General land use planning issue a hospital

No objection

Site plan review for an office/retail complex

No objection

cases and has

a] limitations

S gy

Rav A Y
T e T b’
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MUNICIPALITY OF ANCHORAGE
Development Services Department
Right of Way Division
Phone: (907) 343-8240 Fax: (907) 343-8250

DATE: December 31, 2008 il ity
TO: Planning Department, Zoning and Platting Division

THRU: Jack L. Frost, Jr., Right of Way Supervisor

FROM: Lynn McGee, Senior Plan Reviewer i
SUBJ: C‘omments on Planning and Zoning Commission case(s) for February 2, 2009.

Right of Way Division has reviewed the following case(s) due January 5, 2009.

09-012  Ordinance Amendment

(Title 21 for Girdwood Land Use Regulations)
Right of Way Division has no comments at this time.
Review time 15 minutes.

Section 19, T16N R1E, Parcels 1-8, grids

(Rezoning Request, T & R-7to 1-3)

There are several existing roads and possibly utilities acToss these parcels accessing
parcels beyond the subject lands. Documentation and platting action needs to be
accomplished to ensure the existing accesses are protected with access agreements,
access easements or rights of way dedication(s).

Review time 15 minutes.

09-014  Beacon Park, Block 1, Lots 1, 2, 3, 37, 38, 39, & 40, grid 2832

(Rezoning Request, R-5 to B-35L)
Resolve road improvements with the PME, Traffic, Fire, and Planning Departments.
Adjust the design to accommodate the Huffman Road improvement project.
The proposed building cannot be sited at the location depicted because it will be

- straddling the water and sewer mains in the existing 20’ wide Utility Basement on the
north-south common lot line.
Resolve drainage design issucs as there is no existing storm drainage system proximate
to the building site. Redesign the site or resolve with AWWU relocation of the mains.
The Zoning Map Amendment discussion does not address the mapped stream on the
north parcel boundarics. Also no stream setback is shown on the drawings.
Review time 30 minutes.

09-016  Goldenview Gate Tracts, Tract 3, grid 3338
(Conditional Use, Water Reservoir)
Right of Way Division has no comments at this time.
Review time 15 minutes.
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MUNICIPALITY OF ANCHORAGE PAAN

Traffic Department TRAKFIC
[ocparTmen
N et ¥ ot/
MEMORANDUM
DEC 2 4 2008
DATE: December 23, 2009 B
; . «.‘-u..,,f&g
TO: Jerry T. Weaver, Platting Supervisor, Planning Department
FROM: Mada Angell, Assistant Traffic Engineer

SUBJECT:  Traffic Engineering and Transportation Planning Comments for
February 2, 2009 Planning and Zoning Commission
09-012 Ordinance amending Title 21

Traffic Engineering and Transportation Planning have no comment.

-
09-@ Portions of Sec. 19, Elena area; Rezone from R-7 to 1-3; Grids
—_— 50113 & 50114

Traffic Engineering and Transportation Planning have no comment.

09-014 Beacon Park; Rezone from R-5 to B3-SL; Grid 2832

Traffic Engineering and Transportation Planning have no comment.

90-016 Golden view Gate Tracts, Tract 3: Conditional Use to permit a
water reservoir; Grid 51208

« Access road to reservoir to be constructed to a standard approved by PM&E.

90-017 Tudor Center; Rezone from I-1 to RO-SL; Grid 1736

Traffic Engineering and Transportation Planning have no comment.

Page 1 of 2
C:\Jocuments and Scttings\PWJAG\Local SettingsiTemporary Internet File AOLEDO9\eb0209pzc.doc i
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Fire Plan Review Comunents:

$11597-2 East Addition No Objection
S11719-1 Charles Smith Sub, #2 No Objection
Ordinance amending title 21 No Comient
Rezone to I-3, eklutna power plant No Obj ection
2009-014 Beacon Park No Objection
2009-016 Goldenview Reservoir No Objection

2009-017 Tudor Center SCF, Health Care Fac. Comment

What is the height of the proposed building? Per IFC D104.1 buildings or facilities exceeding 30
feet (9144 mm) or three stories in height shall have at least two means of fire apparatus access
for each structure.

2009-018 Alaska Village No Objection

S11680-2 Creekview Estates No Objection
S11717-1 Anchorage Townsite No Objection
S11718-1 Bella Vista sub. Add. #2 No Comment
2009-015 Fast Northern Lights Sound Barrier No Objection
2009-023 PAC No Comment
2009-020 Arctic Valley ski club No Objection
2009-021 Haxby Sub No Objection

2009-022 Dimond Industrial No Objection



Municipality of Anchorage

Project Management & Engineering Department

Comments to Miscellaneous Planning and Zoning Apphcéﬁ@ﬁﬁgﬁ"‘\{%@

T Y

J

AN & 5 2009

DATE: January 5, 2008 . I

. ¥ *..u'}".aﬁ_\,?
TO: Jerry Weaver, Platting Officer -
FROM: Sharen Walsh, P.E. — Private Development - Plan Review Engineer

SUBJECT: Comments for Planning & Zoning Commission Public Hearing date:

February 2, 2008

Case 2009-012, An ordinance amending Title 21 code sections

Project Management and Engineering has no objection o the proposed ordinance.

[N

P J— -

Qase No. 2009-013; zoning to 1-3 Rural industrial district

Project Management and Engineering has no objection to the proposed rezoning;

however, the following issues are noted:

Reference Page 7: "Prior to the operations phase MEA proposes to upgr

ade the main

entrance road.” According to the record of survey submitted with the application, the

property is accessed via Eklutna Lake Road and Gabes Road, with

Gabes Road

currently located within an access easement. These existing roads are very flat and do
not have well-established drainage. As part of the follow-on platting activity for this

case, the petitioner will need to clarify whether or not the access is intende

d to be public

or private, how much of the entrance road they intend to upgrade, and who will be
maintaining the access road once it is upgraded. Depending on the resolution of these
issues the petitioner may be required to enter into a subdivision agreement for the

upgrading.

Page 25, second paragraph, says that the site is located west of Anchorage. The site

is actually to the northeast of the Anchorage bowl. ..
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FLOOD HAZARD REVIEW SHEET
RECEIVED

Date: 01/05/09 JAN 8 5 2008

P R o Ty _
bty O ANCROTEG

Case: 2009-013 Zasis Yhuieing

Flood Hazard Zone: C

Map Number: 00508 |

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

] Flood Hazard requests that the following be added as a condition of approval:

“Pbrtions 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).”

1 AFlood Hazard permit is required for any construction in the floodplain.
[ Other
<] 1 have no comments on this case.

Reviewer: Jeffrey Urbanus, CFM

A
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Shaw Shaw Environmental, Inc.

10 Introduction

This report was prepared for Matanuska Electric Association, Inc. (MEA) to pursue an
Application for Zoning Map Amendment from the Municipality of Anchorage to re-zone
approximately 70 acres of real property owned by Ekiutna Inc. MEA desires to purchase
the property to construct up to three gas-fired generation units. This report contains
numerous supporting documents required for the Zoning Map Amendment.

This effort was performed by Shaw Environmental, Inc. (Shaw) for the MEA. All work
was conducted under the Standard Professional Services Agreement signed between
Shaw and MEA dated July 30, 2008

11 Background

MEA is Alaska's oidest and second-largest electric cooperative owned and operated by
its members. Its mission is to excel at providing high quality, competitive energy-related
services that benefit the member-owners. On December 31, 2014, MEA’s current power
purchase contract with Chugach Electric Association (CEA) will expire. In order to meet
the demands of its members MEA initiated an evaluation of alternative power purchases
pased on its comprehensive Integrated Resource Plan (IRP, 2007). The IRP determined
local power generation to be a preferable alternative for MEA power supply. According
to this plan construction and operation of a local natural gas power plant wili save MEA
customers millions of doliars generating its own electricity. This action will help MEA
keep its rates low while improving the reliability of its electric service.

MEA has obtained the option to purchase the property owned by Ekutna Inc. 10 meet the
needs of the proposed power plant as determined by the rezone. The property is within
the boundaries of the Municipality of Anchorage (MOA) which adopted the Chugiak-
Eagle River Comprehensive Plan (Plan). The Plan and MOA zoned the property
Residential (R-7) which is not compatibie for the industrial use associated with a power
plant. In order to construct, instafl and operate the facility on the property it will be
necessary to rezone the property to industrial-3 (1-3). In cooperation with Eklutna Inc.
MEA is initiating the Zoning Map Amendment on the property owned by Eklutna Inc. A
Memorandum of Understanding {MOU) was signed by both parties June 8, 2008 o enter
into the sale of the property contingent upon the rezoning of the property. Once
approval has peen granted by the MOA to rezone the property to I-3, MEA will enter into
negotiations for terms of sale with Eklutna Inc.

e

MEA Re-Zoning Application
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12  Project Objective

The objective of this project is to prepare the Application for Zoning Map Amendment
and supporting documentation to convert approximately 70 acres from Residential (R-7)
to Industrial-3 (I-3). Shaw prepared this submittal based on review of the Plan and the
Zohing Map Amendment attachments. The appropriate atitachments include the
following:

Application for Zoning Map Amendment

« Map showing the area to be re-zoned

« Narrative text describing the need and justification for the re-zoning

« Draft ordinance to reflect the re-zoning

+ Site plans

« Building elevation renderings

« Site soil analysis

» Site photographs

« Noise analysis

« Air quality analysis
Shaw evaluated each of the optional Apptication for Zoning Map Amendment
attachments and determined some to be preliminary for this phase of the project. ltisin
the best interest of MOA for applicants to provide data that can be accurately determined

for the final design phase of the project. Shaw omitted the following attachments:
Building Floor Plan, Special Limitations and Traffic Impact Analysis.

The Building Floor Plan will go through numerous iterations before the final can be
approved by MEA engineers. At this stage of the project the Building Floor Plan would
be a preliminary design that may not resemble the final configuration therefore wouid be
superfluous at ihis stage.

The site can accommodate the facility and will impact minimal residential areas. The
MOA often recommends Special Limitations for industrial facilities; however, it is difficult
at this stage to predict the appropriate content of those limitations.  After MOA reviews
the re-zoning applications, applicable limitations may be incorporated.

-
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A Traffic Impact Analysis is an optional attachment, but based on conversations with
MOA, the facility, as proposed by MEA, will only have a negligible effect on traffic
volume in the area. The total number of vehicles expected to enter the facility for
operational purposes is less than 30 in any 24 hour period. During the construction
phase there will be a greater volume of traffic but a temporary impact. Prior to the
operations phase MEA proposes to upgrade the main entrance road. Overall traffic flow
will follow existing roads and require no additional road infrastructure.

Shaw believes the following application package sufficiently satisfies the MOA zoning
requirements to convert the property to |-3 for construction of the proposed power plant.

20 Summary

Shaw provides this report to support MEA efforts to re-zone the property via a new
ordinance from the MOA. MEA selected this undeveloped site which is situated in a
manner to minimally impact residents, traffic views and benefit potential community
growth. The acoustic and visual impacts are mitigated by standard techniques to
conform to the MOA ordinance. MEA is reacting to growth and change in the community
and its customers. The deviation to re-zone the property is consistent with the intent of
the Plan to ensure adequate jand and easements for public facilities. MEA is prepared,
pased on these conclusions, to request MOA re-zone the property from the current
designations to 1-3 t0 allow for the power plant construction.

MEA Re-Zonlng Applicafion



RE: Supplemental Narrative from Post-Application
Meeting January 12, 2009

MEA is pleased to provide this Supplemental Narrative based on discussions held at
the Post-Application meeting with the Municipality of Anchorage.

Project: The 70 acres of real property proposed by MEA for a natural gas
power plant is divided up into two zones. 57 acres Transitional (T) and
13 acres Residential (R-7). These zones are not compatible for the
industrial use associated with a power plant. In order to construct,
install and operate the facility on the property it is necessary to rezone

the property to Industrial (I-3).

Five issues shall be addressed in this Supplemental Narrafive:

[a—

Property Design

2. Commercial and Industrial Development in Compliance with Chugach Eagle
River Comprehensive Plan (CERCP)
Buffers for Visual and Noise Abatement

' Project Siting and History
Traffic Analysis

noB W

Property Design

The proposed site is 70 acres, 32 acres are proposed for immediate development.
The remainder of the site is reserved for future expansion of power generation or co-
generation facilities by either MEA or their business partners. The remaining 38
acres contains the existing historic Eklutna Hydroelectric Power Plant tailrace, and a
wetland area located in the northeast corner of the property.

o The wetland is designated as «p Wetlands™. The MOA defines such wetland
areas as vajuable. MEA proposes 1o development in this area. Due to the
wintry conditions MEA shall complete a wetland delineation to determine the
limits of the wetland and the tailrace according to United States Army Corps
of Engineer Wetland Delineation Manual prior 0 construction. MEA intends
to maintain these wetland areas as viable natural areas with the exception that
expansion may occur near the existing transmission lines.

e« Portions of the original Eklutna Hydroelectric Project power plant and tailrace
exist on this property. MEA is committed to preserving these historical
features by maintaining setbacks and protecting these features by designing
the facility to avoid impacts. The tailrace is located in the northeast quadrant
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of the property. This area is not proposed for expansion activities outside of
necessary expansion, maintenance and improvements to the powerlines.

« Expansion of this facility is not foreseen in the near term however the area
likely to accommodate expansion is located adjacent to the proposed plants
and the existing Reed Substation. Power plants connect into the transmission
line grids and upgrades if necessary will occur near these proposed structures.

« The natural gas power plant will primarily utilize the existing transmission
lines for distribution. When expansion is required it shall be proposed along
these corridors preventing disturbance to existing forested area and other
natural areas. MEA proposes 10 tie into the MEA’s Transmission line and the

Eklutna Hydroelectric Project Transmission System.

Commercial and [ndustrial Development in Compliance
with CERCP

The CERCP calculated the existing industrial land use in 2005 at 1,007 acres or 6%
- of the total area. Since 1987 the population has increased by over 10,000 people.
This increase in population places additional demands on utilities such as electricity.
The proposed facility is to serve the community with electrical power.

The property and much of the surrounding area is not currently being used for
residential purposes and is vacant land. Development of this property enhances
public services in the area. The availability of these services will further residential
development and growth in the community. The rezoning request will change
approximately 57 acres of T and 13 acres of R-7 to 1-3. While this decreases the
potential residential land use it does not significantly affect the overall supply with a
remaining 7,771 acres of suitable vacant land available for development. Adjacent
jands to the property are currently undeveloped and much of it is classified as
Unsuitable Land for development, particularly to the east where “A” designated
wetlands exist. The density of residential development in the area is low with only
three residents located within 1,400 feet of the facility boundary. The location of
this property and the proximity to current residences make the property desirable for
industrial development as the impact will be minimal. MEA will also make use of
the natural surroundings to buffer the noise effect of the facility in the area. Overall
the development of the property will provide future residential, commercial and
industrial energy needs to the communities of Chugach, Eagle River, Chugiak,

Eklutna and Anchorage.

Below MEA has listed the CERCP reference to industrial facilities and describes
how the MEA proposed power plant in Ekluina meets the Plan’s intent.

CERCP Page 16, Future Land Use Needs: The demand for industrial space may also
increase, particularly for land that is centrally located and suitable for smaller

industrial operations. The largest vacant industrial area is a single parcel adjacent to
Birchwood Airport.
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MEA evaluated the land near the Birchwood Airport. The Birchwood site could not
support the power plant operations. The facility operations and the construction of
transmission lines would cross significant number of private lands causing severe
disturbance to the community. The existing residential lines would be replaced with
the large towers and power lines. Transmission lines that crisscross the rural Eklutna
Jand would need to collect at the plant in Birchwood which would require MEA to
purchase additional right-of-way in the Birchwood community across private

residential and commercial lands.

Primarily the underlying issue with this site is the Federal Aviation Administration
(FAA) would require an Aerospace Obstruction Analysis — Aecronautical Study for
the stacks associated with the power plant. The stacks from the power plant will not
meet FAA obstruction requirements. Overall the site could not accommodate the
power plant.

Land zoned for industrial use (I-2) is located on the north side of the Glenn Highway
and accessed through the Eklutna Village. The industrial traffic would travel
through existing residential Village and directly disturb arca residents. The power
plant noise and visual abatement setbacks and buffers possible on the south side of
Glenn Bwy. would not be achieved on this site due to its proximity to the Village.
Additionally, MEA discovered the site has multiple native land significance which
could not be protected for this industrial activity. Overall this site could not
accommodate the power plant acreage. The Eklutna site on the south side of Glenn
Hwy. has previously been used as a power generating facility and infrastructure in
the form of a substation and transmission lines are nearby and currently in use and
will require minimal additions to accommodate the proposed facility. Therefore the
Eklutna site on the south side of Glenn Hwy. meets the energy needs better than any
of the industrial parcels in the region.

CERCP Page 29: Guidelines for Growth
L. Economic Development
1. Goals
Promote economic growth that builds on the area’s TESOUICES and assets, and
supports a mix of urban, suburban and rural lifestyles, while providing a range of
employment opportunities and an adequate supply and variety of goods and services.

The power plant facility accomplishes all of these goals. It takes advantage of the
nataral buffering assets of the area to preserve the community characteristics. It
provides an opportunity for local employment in the Eklutna and Chugach-Eagle
River vicinity while providing utility services.

As a consumer owned public utility, MEA is committed to conserving the
community character and protecting the environment while supporting its customer
needs. Federal and State regulations are in place to ensure that soil, air quality and
water quality are protected. The Plan further supports these regulations by
encouraging the use of natural vegetative buffers to maintain the natural look of the
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area and reduce potential erosion from development. Areas that will be addressed
for preservation of the natural environment are listed below.

» MEA is encouraging conservation through the natural tree buffer around the
north and west sides of the facility. The Alaska Railroad and the Glenn
Highway are along the north boundary of the property. In order to minimize
the visual Impacts of the industrial facility MEA proposes aesthetic
landscaping and design features such as selecting stack colors that blend in
with the environment and a setback of 100-feet on this north boundary. The
residents located to the west will have a 250-foot side boundary with trees as
a buffer. These techniques will minimize the visual impact of the plant to
both highway commuters and residents.

e The property appears to be located outside of the Anchorage Coastal
Management Program but may still be subject to the ACMP regulations.
During the permitting stage MEA will submit the project to the ACMP for
confirmation. However, Shaw evaluated the site on the Federal Emergency
Management Agency maps and verified that it is outside the 100- and 500-
year floodplain. The historic tailrace is the only water feature on the property
and is not proposed to be impacted by the project nor is considered to be a
jurisdictional water feature from the preliminary data. MEA will complete a
wetland delineation report on the property prior 1o construction which will
determine all potential water quality issues.

s The Clean Air Act regulations shall apply to the facility during operations.
During the construction, MEA, as a good neighbor, will implement dust
control techniques to minimize any disturbance to area residents during the
construction phase. A preliminary Air Quality Analysis was completed which
details that Alaska Department of Environmental Conservation will address
the issues of ambient air quality, emission limits and techniques during the
permitting phase.

CERCP Pgs. 41-42: Policies/Strategies

» Ensure an adequate supply of land in suitable locations for commercial and

industrial development (hat is compatible with community needs and
TESOUrces.

+ Encourage commercial and industrial development that takes into account
potential impacts on other uses, access, utilities, parking, aesthetics and
environmental quality.

e QGeneraily, the following characteristics apply to existing and future
commercial and industrial areas: iii. The use of natural or constructed
buffers, barriers ot {ransition areas separating commercial or industrial areas

and their effects from existing or anticipated incompatible land uses;

Rezoning the property to 1-3 provides the opportunity for more industrial and
commercial developments. In Eklutna there is not an abundant supply of industrial
lands that could accommodate an industrial facility of this nature. The closest
industrial area 1s near the Birchwood Airport which would disturb a significant

4
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number of residents. The facility operations and the construction of transmission
lines would cross innumerable private lands causing a lot of disturbance to the
community. This alternative site would not support other industrial development,
would not have the benefit of the natural tree buffer and would ultimately not allow
for the any additional expansion that may be necessary in the future.

The property and much of the surrounding area is not currently being used for
residential purposes and is vacant land. Development of this property enhances
public services in the area. The availability of these services will further residential
development and growth in the community. The site was historically a hydroelectric
generating power plant therefore much of the infrastructure remains such as
transmission lines, road access and industrial use. The site also takes into account
the scenic byway from the Alaska Railroad and the Glenn Hwy. The power plant
will have a 100° natural tree buffer on the north end to screen the facility. MEA
intends to fence approximately 32 acres of the 70 acres property. The fence will
surround the actual plant but the buffer will be left in a natural state to allow for
wildlife corridors and respecting the aesthetic appeal of the land shielding the
majority of the facility.

Due to the residential land use designation surrounding the 70 acre parcel MEA has
agreed to use natural buffers at the following distances to shield the power plant
from any potential new residential development in the vicinity. However it is
important to understand the site is Jocated adjacent to the Glenn Hwy. and the Alaska
Railroad where neither existing infrastructure would be considered ideal residential
areas. On the north side — 100°, south side — 50°, west side - 250 and on the east
side -100°.

CERCP Page 43
IV Public Facilities and Services
1. Goals
a. Provide public facilities and services that are located, designed.

and maintained to accommodate current and future needs of the
area in an effective, cost-efficient and timely manner.

MEA will provide public energy services accommodating
current and future needs to an ever-growing number of
residential and commercial customers, achieving this goal.

2. Objectives
a. Reserve suitable sites for public facilities and services in a
timely manner.

Overall this site is approximately 70 acres but only 32 acres is
proposed for immediate development. The remainder of the
site is reserved for future expansion of the facilities by either
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MEA or other industrial users thus providing a suitable site in a
timely manner as the demands for the community increase.

b. Ensure that adequate land and easements for public facilities
are provided during development.

This site was previously utilized as a power generating facility
by Anchorage Light & Power Company for the now defunct
Eklutna Power Plant. The transmission lines connecting into
the power grid exist and will require minimal additional
easements for expansion for the new proposed plant. MEA
selected this site based on the adequate available land,
historical use of the site as a power generating facility and a
relatively isolated area away from highly populated residential
districts. MEA has ensured that sufficient land and easements
are available for development.

c. Coordinate and ensure consistent application of population
projections and growth assumptions used by the Municipality’s
various agencies and departments for community planning, and
utility, facility and service planning, including projections used
by the Anchorage School District for school facility planning.

MEA serves the Eagle River, Chugiak, and Eklutna area and
envisions meeting the energy needs of future development in
the area. The population is projected to double in the region in
the next 20 years and this facility shall be capable of supplying
power to support such growth in the area.

The proposed site is a good compromise of minimal impact to residential areas and
great access 1o existing roadways via the nearby Glenn Highway, the railroad, and
the gas pipeline. Development at this location supports continued use and expansion
in the area while also providing employment opportunities.

Buffers for Visual and Noise Abatement

The proposed facility is Jocated on the south side of the Glenn Highway and the
Alaska Railroad near the Eklutna Exit near MP 26.5. There is minimal development
in the vicinity of the project with the closest receptors, three residents, located within
1,400 feet of the proposed facility’s west boundary. Residents on the north side of
the highway and rajlroad system are not expected to experience significant changes
in the character of their environment as the existing train and traffic features produce
ambient noise conditions. A Noise Analysis was completed for the proposed facility
and can be found in the Re-Zoning Application Attachment G and describes the
potential noise as ‘broadband’ similar to a central air conditioning system. A vacant
dilapidated motel and abandoned restaurant are located west of the site directly
adjacent to the highway and approximately 1,800 feet from the proposed facility. In

6
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the interior of the site is a utility substation operated by Eklutna Purchasers inciuding
MEA, CEA and ML&P named the Reed Substation. The major industrial
development in the general area of Eklutna Village is the gravel pit located on the
north side of the highway, approximately ' mile to the west. Located near the
Eklutna interchange is a bottling company. There are minimal receptors to the
industrial facility operations and its existence would be compatible with the general
area and diversity of users.

The rezone request to I-3 (rural industrial district) will permit the proposed use of the
site as a power generation facility and facilities, complying with the zoning district’s
setbacks and landscaping limitations. There are no abutting residents and a 250°
setback is proposed on the west side of the project. A minimum setback of 100” is
proposed on the north side and east side with a 50° setback to the south. Currently
development is not proposed on the south and east sides of the property which
" contain no residents and is considered unsuitable land for residential development.
MEA intends to use the naturally forested environment to screen the facility from the
Glenn Highway and nearby residents to preserve the aesthetic nature of the area.

The Site has been previously cleared by the earlier energy development however the
gite has remained undisturbed and now has second growth trees. The wetland area
located in the northeast corner is not proposed for development except for expansion
of the transmission lines if deemed necessary. The historic Eklutna Hydroelectric
Power Plant facility on the property is not proposed for disturbance associated with
the development of the power plant. The site does not currently support any
residential uses. The surrounding area will be buffered from the facility by the
existing trees. A visual rendition of the plant from the Glenn Highway was created
¢ to show the impacts will be minimal. The stacks may be visible from a passing car
however they can be altered to blend in with the background. Regulations at the
Federal and state level will not allow degradation of air or water quality. Measures
will be in place prior to construction to address these issues in the construction and
permitting phase. This facility will not significantly affect the surrounding three
residents. The general area is vacant therefore this will add industrial value to the
immediately surrounding general area. The community will receive energy from the
- facility which supports this as a zone amendment that is in the best interest of the

public.

Preliminary List of Environmental Permitting

MEA also prepared Preliminary List of Permitting Agencies:

National NEPA Review - Environmental
Environmental Policy Environmental impacts considered
| Act Assessment or Impact | for all federal

7

.62



agencies
Federal Aviation Aeronautics Survey — | Air obstruction for
Administration Fiight Path airports
Interference
Environmental Stormwater Pollution | Water Quality during
Protection Agency Prevention Plan and after construction
(SWPFP),

National Pollutant
Discharge Elimination
Program (NPDES) Air Quality -

A‘. Title V Air Permit particulate
United States Army Section 404/401 Wetland and
Corps of Engineers Waterways protection
United States Fish Section 7 Federally protected
and Wildlife Services Consuitation threatened and

endangered species

Department of AAC (18 AAC 30) Alaska air quality

Environmental control
Conservation

Department of Fish & Consultation State protected
Game species

Alaska Department of | Office of History and | Protect Alaska’s
Natural Resources Preservation — archaeological and

National Historic historic resources
Preservation Act

Project Siting and History

There are three primary reasons why the property at Eklutna is the best location for
MEA’s natural gas power plant: electric system reliability, proximity to existing
infrastructure, stability of government regulation.

MEA’s service territory is the largest of all Railbelt electrical utilities and covers
approximately 3,668 square miles, with nearly 4,000 miles of energized power lines.
One-third of MEA’s members/customers, Jive in the Chugiak/Eagle River area.
Having power generation located close to the load center increases electric system
reliability by reducing the exposure to transmission line failure. Reducing the
distance electricity has to travel also reduces line loss, allowing for more efficient
use of fuel resources.

The Eklutna property where MEA desires to build a natural gas power plant is
adjacent to existing electrical infrastructure (the Reed Substation and Eklutna

8
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transmission line). Because of these existing facilities, MEA is able to reduce costs
to co-op members by reducing capital expenditures.

The Municipality of Anchorage has stable, existing, regulations for construction of
~power generation facilities. There are currently three natural gas power plants
operating in the municipality. The experience of municipal employees provides
enhanced certainty and confidence to MEA in accomplishing our long term power
supply planning and reliability goals to serve MEA’s 54,000 customers.

Tfaffic Analysis

The property and much of the surrounding area is not currently being used for residential
purposes and is vacant land. The rezoning request will change 57 acres of Transitional
(T) and 13 acres of Residential (R-7) to 70 acres of Industrial (I-3) Land Use. Currently
no residential housing exists along the traffic pattern to the facility. There are three
residential homes that use an existing (Gabes Road) road to access their residence. The
" proposed facility will maintain this access for residential users.

The proposed access to the site is from the Bklutna Lake exit off the Glenn Highway.
Traffic will turn left onto Glacier Loop Road which turns into Gabes Road, travel about
0.4 miles to the enirance 10 the property. A gate is proposed to be installed at the
entrance of the property for both security and safety concerns.

Once fully functional a maximum of 30 full-time employees would be needed to operate
the facility. Trucking operations are not proposed for this facility. The only traffic
associated with the power plant is the employee arrival and departure from work. The
maximum number of vehicles expected to enter the proposed MEA facility is less than 30
in any 24 hour period. The estimated maximum number of privately owned vehicles
(POV) entering and exiting the site on a daily basis is 60 ADT (Average Daily Trips). If
the 70 acre parcel is developed for residential land use at a capacity of one home per acre
the estimated average trips per day from the Trip Generation Manual utilized by the
Municipality of Anchorage, Traffic Engineering Department is 9.2 ADT for residential
units totaling 644 trips per day. The power plant traffic will not generate a volume of
trips equal to the potential residential land use. In the event that the power plant expands
the proposed facilities resulting in an increase of ADT equal to the number of residential
wnits ADT, MEA will investigate and invest in an alternative route of access 10 the
property. Therefore the facility will have a negligible effect on traffic volume in the area
as proposed. Road improvements are proposed on the main entrance road, Gabes Road
and shall be designed in the re-platting stage to meet the requirement of a suburban road
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improvement. MEA proposes 10 upgrade the main entrance rcad to accommodate
industrial road uses.

MEA selected this undeveloped site to minimally impact Eklutna area residents and
commuters from the Glenn Highway. Utilizing the existing access allows MEA to
maintain a large natural tree buffer greater than the required setbacks front and side in the
MOA Zoning Summary. MEA is encouraging conservation through the natural tree
buffer around the north and west sides of the facilities. The Alaska Railroad and the
Glenn Highway are along the north boundary of the property. In order to minimize the
visual impacts of the industrial facility MEA proposes aesthetic landscaping and a
setback of 100-feet on the north-side boundary. The residents located to the west will
have a 250-foot side boundary with the existing trees remaining as a buffer. These
techniques will minimize the visual impact of the plant to both highway commuters and
nearby Eklutna Village residents. Alternative access will require impacts to the proposed
buffer on the north and west sides of the facility. This will affect the aesthetic scenery
and increase the noise impacts to the Eklutna Village residents. The Noise Analysis
Report provided to MOA indicates the project as proposed will meet the Anchorage
Noise Control Ordinance significant changes such as removal of the tree buffer will
increase noise impacts.

Alternative access to the south of the facility would impact a wooded area with no roads
in a residential area as well. Additional impact would be placed on more residents as the
road would have to be longer than the direct route.

MEA selected this undeveloped site which is situated in a manner to minimally impact
residents, traffic views and benefit potential community growth. The acoustic and visual
impacts are mitigated by standard techniques to conform to the MOA ordinance. MEA is
reacting to growth and change in the community and its customers. The deviation to re-
zone the property is consistent with the intent of the Plan to ensure adequate land and
easements for public facilities. MEA is prepared, based on these conclusions, to request
MOA re-zone the property from the current designations to I-3 to allow for the power
plant construction.

Summary

The site is not currently being utilized as a residential area. It is partially zoned
residential with the primary (75%) being Transitional by the Plan. There are three
residents in the vicinity but no additional residential areas have been proposed at this
location. This location has a wetland area and existing historical features, Eklutna
Hydroelectric Power Plant building and tailrace, that MEA intends to conserve,
which make the site less desirable for a residential community.  The overriding

10
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f reliable energy services at the

benefit to the surrounding community is the supply o
11 ensure MEA can deliver that

lowest possible cost. New generation opportunities wi
service well into the future.
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Attachment A
Application for Zoning Map Amendment

MEA Re-Zoning Application
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KMunicipality of Anchorage
Planning Depattment

Application for Zoning Map Amendment 0 B 196650

Anchorane, AK 98516-6650

Piease fill in the information asked for below.

PETITIONER" PETITIONER REPRESENTATIVE (F ANY)
Name (last name first) Tame (Jast nama first} .
MEAR, Inc., Walker, James L.; C/0 Eklutna Inc. Shaw, Alaska, Inc., Sedberxy, Cindi
Mailing Address Mailing Address
p., 0. Box 2929 2000 W. International Airport Road
palmer, Alaska, 99645 Anchorage, Alaska 99502
Contact Phone: Day: (907) 761-9275 Night, (907 745-8894 | Contact Phone: Day:(907)249-531sNight:(353) 255-0440
FAX: (907) 761-9349 FAX: (907) 243-6301
E-mail: jlwalker@matanuska. com E-mail: cindi.. sedberry@shawgrp.com

*Reporl addiional pelitionars or disciose other co-0Wners on supplemental form. Failure 1o divulge other beneficial jierast owners may delay processing of this appiication.

PROPERTY INFORMATION

Property Tax #(000-000-00-000):

Gite Street Address.

Current legal description: (use addional sheet if necessary)
see attached Plat Record of Survey: Legal Description for parcel 1,2,3,4,5,6,7 and 8.

yE 2ool

Zoning; T and R-7 I Acreage: Approximately 70 [Grid # 50113 and 50114

Rezare do - 3 (A ﬂ/-//o‘?

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

| fue A LIl

Date ighature (agents must provide written proof of authorization)

Case Number

Poster & Affidavit Fee ,
AL “ #14, 000 |"2e07-018:

20-002 (Rev. 01/02) Front b
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Page 2

Application for Zo‘.n g Map Amendment continud

COMPREHENSIVE PLAN INFORMATION

Anchorage 2020 Urban/Rural Services: £ Urban [ Rural

Anchorage 2020 West Anchorage Planning Area: O Inside 1 Quiside

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

[ Major Employment Center 1 Redevelopment/Mixed Use Area [ Town Center
3 Neighborhood Commercial Center [ industrial Center

[ Transit - Supportive Development Corridor

Eagle River-Chugiak-Peters Creek Land Use Classification:

O Commercial O Industbial [ Parks/opens space 0 Public Land Institutions
(1 Margina! fand [ Alpine/Slope Affected 3 Special Study

&1 Residential at __7 dwelling units per acre

Girdwood- Tumagain Arm

1 Commercial 03 Industrial [ Parksfopens space [ Public Land Institutions
] Marginal land [ Alpine/Siope Affected 1 Special Study
[0 Residenial at dwelling units per acre

ENVIRONMENTAL INFORMATION (Al or portion of site affected)

Wetland Classification: 1 None a'c' " £ A

Avalanche Zone: 3 None [J Blue Zone 1 Red Zone

Floodplain: [ None 1100 year 01500 year

Seismic Zone (Harding/Lawson): on"” "2 "3 04" "5

RECENT REGULATORY INFORMATION (Evens that have occurred in last 5 years for all or postion of site)

T1 Rezoning - Case Number.

O Prefiminary Plat O_Final Plat - Case Number(s):
01 Conditional Use - Case Number(s).

[] Zoning variance - Case Number(s):

[J Land Use Enforcement Action for
T Building or Land Use Permit for

7] Wefiand permit: &1 Army Corp of Engineers [l Municipality of Anchorage

APPLICATION ATTACHMENTS

Required: @ Area to be rezoned location map 7 Signatures of other petitioners (if any)
(3 Narrative statement explaining need and justification for the rezoning; the proposed land use and
development; and the probable timeframe for development.
[@ Draft Assembly ordinance to effect rezoning.

Optional: [ Building floor plans to scale [@ Site plans to scale Building elevations
1 Special limitations 1 Traffic impact analysis @ Site soils analysis
[® Photographs
APPLICATION CHECKLIST

1. Zoning map amendments require a minimum of 775 acres of land excluding right-ofway of 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.

10
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List of Attached Figures and Reports

1.

Record of Survey

2. Wetland Classification
3. Floodplain

4.
5
6
7

Site Soils Analysis

. Avalanche Zone Assessment
. Seismic Determination

_ Standards for Zoning Map

Amendment

WEA Ra-Zoning Applcation

i1
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Floodplain Map
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Soil Map Unit Boundaries

Soil Map Units from NRCS Soil Survey of Anchorage*®

steep

445 - Rock outcrop
462 - Typic Cryaquents,

419 - Eklutna very cobbly sand

tidal flats, and

412 - Deception-Estelle—Kichatna complex
415 - Deception-Estelle-Kichatna complex, undulating and

Similar Soils

NATURAL RESOURCES
CONSERVATION SERVICE
SOILS MAP

MEA PROPERTY RE-ZONING
PROJECT
ANCHORAGE, ALASKA 15

*gee NRCS Soil Survey of Anchorage Area, Alaska (2001) for det

hitp:iisoildatamast.wes Hs

da.goviManseripts! AK6

ailed descriptions of Soil Map Units

050/ Anchorage.pdf
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2000 W. International Airport Road,

2N Suite C-1
7 N\ Anchorage, Alaska 99502-1116
S Phone: 907-243-6300
Shaw® Shaw Alaska, Inc. ‘_//F—W

Avalanche Zone Assessment

Shaw Alaska, Inc. (Shaw) reviewed current documents and maps of the Municipality of Anchorage for
Avalanche Zone Classification and or Determination of the approximately 70 acre property described
by:

AN ORDINANCE AMENDING THE ZONING MAP AND PROVIDING FOR THE REZONING OF THAT PORTION
OF N1/2NE1/4SE1/4, LYING SOUTH OF LOT 2 U.S. SURVEY 9023 AND THAT PORTION OF
NE1/4NW1/4SE1/4. LYING SOUTH OF LOT 2 OF U.S.SURVEY 9023, THAT PORTION OF W12NW1/4SE1/4,
LYING SOUTH OF U.S. SURVEY 9023 SE1/4NW1/4SE1/4, EXCEPTING U.S SURVEY 9789,

SW1/4NE1/4SE1/4, SE//4NE1/4SEA4, W1I2W112NE1I4SW1I4SE1I4, NW1/4SW1/4SE1/4 SOUTH EAST ONE
QUARTER OF SECTION 19, TOWNSHIP 18 NORTH, RANGE 1 EAST, SEWARD MERIDIAN, FROM T
(TRANSITION DISTRICT) AND R-7 (lNTERMEDIATE RURAL RESIDENTIAL DISTRICT) TO I-3 {RURAL
INDUSTRIAL DISTRICT) LOCATED SOUTH OF THE GLEN HIGHWAY AND THE EKLUTNA INTERCHANGE.

Shaw visited MOA Planning Department and reviewed the Avalanche Zone Map for the Anchorage,
Eagle River, and Turnagain Arm areas dated 1992. While the map did provide classifications for
property around the Eklutna area the property in question was not included in current available
assessments. MOA Planning Department representatives recommended Mr. Doug Fesler a local
Avalanche Hazard Consultant affiliated with Alaska Mountain Safety Center to conduct an assessment.
Mr. Fesler was provided with coordinates for the property and aerial and site photographs. Mr. Fesler
is considered an expert in his field and has worked throughout the region and is known for his
expertise. He was familiar with the Eklutna area and the avalanche risk and chutes that exist in the
area. Upon reviewing the documents, photographs and his experience in the area he determined that
there is no risk for the site and that mitigation is not typically required. Shaw marked the ‘None’ box for
Avalanche Zone on the Application for Zoning Map Amendment based on MOA recommended expert
Mr. Doug Fesler.
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2000 V. Intesnational Airport Road,
Suite C-1

.

/f '\'\ Anchorage, Alasks 50502-1116
Shaw Shaw Alaska, InC. Fax. 907.243-6301

Seismic Determination
Shaw Alaska, Inc. (Shaw) reviewed current documents and maps of the Municipality of Anchorage for
Seismic Determination of the approximate!y 70 acre property described by

AN ORDINANCE AMENDING THE ZONING MAP AND PROVIDING FOR THE REZONING OF THAT PORTION
OF N1/2NE1/4SE1/4, LYING SOUTH OF LOT2U.S. SURVEY 9023 AND THAT PORTION OF
NE1/ANWA/4SE1/4. LYING SOUTH OF LOT 2 OF 1.S.SURVEY 8023, THAT PORTION OF W1/2NW1 14SE1/4,
LYING SOUTH OF U.S. SURVEY 9023, SE1/4ANW1/4SE1/4, EXCEPTING U.S SURVEY 9789,
SW1I4NE1I4SE1I4, SE//ANE1/4SE1/4, W1!2\N1!2NE1I4SW1I4SE1I4. NWA1/4SW1/4SE1/4 SOUTH EAST ONE
QUARTER OF SECTION 19, TOWNSHIP 16 NORTH, RANGE 1 EAST, SEWARD MERIDIAN, FROM T
(TRANSlTlON DISTRICT) AND R-7 (INTERMEDIATE RURAL RESIDENTIAL DISTRICT) TO I-3 (RURAL
INDUSTRIAL DISTRICT} LOCATED SOUTH OF THE GLEN HIGHWAY AND THE EKLUTNA INTERCHANGE.

Shaw visited the MOA Planning Department and reviewed the geismic Map for the Anchorage Bowl
and Eagle River areas date 1979. This provided the classifications for the property in question and
indicated that three seismic Zones exist for the indicated property. These classifications were Zone 1.

L owest Ground Failure susceptibility, Zone 2: Moderate-Low Ground Failure Susceptibility, and Zone 3
Moderate Ground Failure Susceptibility. Taking the three zone classification into consideration Shaw is
providing the conservative estimate and classifying the property with the highest susceptibility: Zone 3.

18
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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 not 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 meets 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,

The proposed facility is located on the south side of the Glenn Highway and the Alaska Railroad near the Ekiutna
Lake Road Exit near MP 26.5. There is minimal development in the vicinity of the project with the closest
receptors, three residents, located within 1,400 feet of the proposed facility's west boundary. Residents on the
north side of the highway and railroad system are not expected to experience significant changes in the
character of their environment as the existing train and traffic features produce ambient noise conditions. A
Noise Analysis was completed for the proposed facility and can be found in the Re-Zoning Application
Attachment F and describes the potential noise as ‘broadband' similar to a central air-conditioning system. A
vacant dilapidated motel and abandoned restaurant are located west of the site directly adjacent to the highway
and approximately 1,800 feet from the proposed facility. In the interior of the site is a utility substation operated
by Ekiutna Purchasers including MEA, CEA and ML&P named the Reed Substation. The maijor industrial
development in the general area of Eklutna Village is the gravel pit located on the north side of the highway,
approximately %2 mile to the west. Located near the Ekiutna interchange is a bottling company. There are
minimal receptors to the industrial facility operations and its existence would be compatible with the general area
and diversity of uses.

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

The rezone request to |-3 (rural industrial district) will permit the proposed use of the site as a power generation
facility, complying with the zoning district’s setbacks and landscaping limitations. There are no abutting residents
and a 250" setback is proposed on the west side of the project. A minimum setback of 25' is surpassed as the
proposed facility has designed a 100" setback on the north side. Currently the land is vacant and development is
not proposed on the south and east sides of the property. MEA intends to use the naturally forested
environment to screen the facility from the Glenn Highway and nearby residents to preserve the aesthetic nature
of the area.

¢. The proposed use does not conflict with the applicable Comprehansive Development Plan goals and policies.
The December 2006 Chugiak-Eagle River Comprehensive Plan Update has the following criteria:
IV Public Facilities and Services, pg 43
1. Goals

a Provide public facilities and services that are located, designed and maintained to accommodate
current and future needs of the area in an effective, cost-efficient and timely manner.

MEA will provide public energy services accommodating current and future needs to an ever-
growing number of residential and commercial customers, achieving this goal.

2. Objectives
a. Reserve suitable sites for public facilities and services in a timely manner.

Overall this site is approximately 70 acres but only 32 acres is proposed for immediate
development. The remainder of the site is reserved for future expansion of the facilities by either
MEA or other industrial users thus providing a suitable site in & timely manner as the demands of
the community increase.

b. Ensure that adequate land and easements for public facilities are provided during development.

This site was previously utilized as a power generating facility by Anchorage Light & Power
Company for the now defunct Eklutna Hydroelectric Power Plant. The transmission lines
connecting into the power grid exist and will require minimal additional easements for expansion
for the new proposed plant. MEA selected this site based on the adequate available land,
historical use of the site as a power generating facility and a relatively isolated area away,from

20-037 {rev. 5195) MOA 25 ATTACHMENT 1, Pag 7 9



highly populated residential districts. MEA has ensured that sufficient land and easements are
available for development.

c. Coordinate and ensure consistent application of population projections and growth assumptions
used by the Municipality’s various agencies and departments for community planning, and utility,
facility and service planning, including projections used by the Anchorage School District for
school facility planning.

MEA serves the Eagle River, Chugiak, and Eklutna area and envisions meeting the energy needs
of future development in the area. The population is projected to double in the region in the next
20 years and this facility shall be capable of supplying power to support such growth in the area.

2. If 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 ihe plan for the surrounding neighborhood or general
area, utilizing one of the following criteria:

Not Applicable. This site is proposed for industrial activity not residential.

i. The area is adjacent to a neighborhood shopping center, other major high density mode,
or principal transit corridor.

Access to the site is from an existing highway interchange there are no major high density
activities near the proposed site. The location of the site is further removed from the intersection
by the setback on the property. There are expected to be no more than 30 individuals working at
the plant throughout the day and night therefore traffic after construction will be minimal.

il. Development is governed by a Cluster Housing or Planned Unit Development site plan,
Not Applicable as this is an industrial development.

b. Incases where the proposed rezoning would result in a lesser residential intensity {density), explain
how the rezoning would provide a clear and overriding benefit to the surrounding neighborhood.

The site is not currently being utilized as a residential area. It is partially zoned residential with the
primary (75%) being Transitional by the Plan. There are three residents in the vicinity but no
additional residential areas have been proposed at this location. This location has a wetland area
and existing historical features, Eklutna Hydroelectric Power Plant building and tailrace, that MEA
intends to conserve, which make the site less desirable for a residential community. The overriding
benefit to the surrounding community is the supply of reliable energy services at the lowest possible
cost. New generation opportunities will ensure MEA can deliver that service well into the future.

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.

Mot Applicable as there are no residential areas at the site. The land use plan map is intended to
provide guidance for long-term future distribution and general location of land uses. This guidance
also allows for the development of land for utility services which MEA is proposing to provide to the
community. The Plan is not intended to prevent utility development in remote areas but to
encourage industrial facilities be consolidated to minimize impacts to the community. This site
conforms to the ideal principles of the Plan to anticipate the energy needs rather than react to the
insufficient quantity for future developments.

B. A zoning map amendment may be approved only if it is in the best Interest of the public, considering the following
' 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 (c} the community with respect to the following (The
discussion shouid include the degree to which proposed special limitations will mitigate any adverse effects.):

a. Environment:
The Site was previously cleared for the earlier energy development, and has not been used for anything else.
The wetland area located in the northeast corner is not proposed for development except for expansiorf of the

20-037 (rev. 5/85) MOA 25 ATTACHMENT 1. Page 2
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transmission lines if deemed necessary. The historic Eklutna Hydroelectric Power Plant tailrace on the property
is not proposed for disturbance associated with the development of the power plant. The site does not currently
support any residential uses. The surrounding area will be buffered from the facility by the existing trees. A
visual rendition of the plant from the Glenn Highway was created to show the impacts will be minimal. The
stacks may be visible from a passing car however they can be altered to blend in with the background. Federal
and State regulations address the issue of water quality. Measures will be in place prior to construction to
address these issues in the construction and permitting phase. This facility will not significantly affect the
surrounding three residents. The general area is vacant therefore this will add industrial value to the
immediately surrounding generat area. The community will receive energy from the facility which supports this
as a zone amendment that is in the best interest of the public.

b. Transportation!

Access to the site will be along existing roads and is not predicted to impact any residential areas. Road
improvements are proposed on the main entrance road, Gabes Road, and shall be designed in the re-platiing
stage. Operations personnel will access the site from the Glenn Highway at the Eklutna Lake Road Exit and
turn left onto Glacier Loop Road which turns into Gabes Road, travel about 0.4 miles to the entrance to the
property. A maximum of 30 operations personnel working 24 hours a day are predicted to work at the facility.
The construction entrance may vary from the main entrance but it will be addressed in detail during the design
phase. Transportation is not expected to affect the neighborhood, general area or community.

c. Public Services and Facilities:
This facility is proposed fo supply essential public utility services.
d. Land Use Paltterns:

The land use patterns surrounding the proposed facility show there are current multi-use functions in this area.
Directly fo the north lies the Alaska Railroad along the Glenn Highway. Due to the natural wetlands of the area,
development would not be proposed. To the south is a rise that becomes steep and unsuitable for new
construction. Beyond the eastern boundary of the proposed project lies a wetland area that is determined o be
unsuitable for new construction. The westemn boundary is vacant but level enough to support further
developments. The proposed power plant would not prevent future development in this area.

North Boundary: Alaska Railroad and its Right-of-Way
South Boundary: R-7, Intermediate rural residential district, vacant land
East Boundary: T, Transition district, vacant land
West Boundary: R-7, Intermediate rural residential district, vacant land
Note: Surrounding neighborhood = 500-1000' radius

General Area = 1 Mile radius

Community = Anchorage as a whole

2. Quantify the amount of undeveloped (vacant) land in the general area having the same zoning or similar zoning
requested by this application. Explain why you fee! the existing available land is not sufficient or is not adequate to
meet the need for land in this zoning category?

There is land zoned for industrial use in the nearby area. This property is the Wells Fargo property zoned
Industrial-2 on the other side of the Glenn Highway and accessed through the Ekiutna Village. The site reportedly
has multiple native land significance and therefore cannot accommodate this project's uge. The industrial site
mentioned in the Plan is the nearby Birchwood Airport. The facility operations and the construction of
transmission lines would cross private lands causing disturbance to the community for either of these industrial
areas. Additionally the Federal Aviation Administration (FAA) would require an Aerospace Obstruction Analysis -
Aerohautical Study for the stacks associated with the power plant if it was located at the Birchwood airport. The
stacks from the power plant will not meet FAA obstruction requirements. The Eklutna property site has previously
been used as a power generating facility and infrastructure in the form of a substation and transmission lines are
nearby and currently in use and will require minimal additions to accommodate the proposed facility. Therefore
this site meets the energy needs better than the other parcels located nearby.

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?

Timing for development for this type of use i difficult to determine due to the regulators and their requirements,
MEA will pursue the licensing of the site as rapidly as possible and proposes to have the facility in operation by

21
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October 2014. The CEA purchase power contract expires December 31, 2014 therefore MEA will need to have
the plant tested and operational by October of 2014, prior to the expiration of the contract.

Public services are available to support this facility. MEA initiated contact with the Anchorage Water and
Wastewater Utility (AWWU) which proposed a connection into the existing Eklutna Lake 54" pipeline for the water
supply. It is estimated the facility would require a 12" line with instaliation of a pressure reducing station to be
constructed in association with the plant. This line would be proposed along existing roads to minimize
maintenance. The water is already chiorinated and fluoridated therefore no additiona! treatment would be

necessary. Although some infrastructure will need to be constructed, the water supply is sufficient.

MEA met with Enstar Natural Gas Company about tapping into Enstar's existing natural gas pipeline on the north
side of the Glenn Highway. The pipeline is approximately a quarter mile in distance from the proposed plant and
could lay adjacent to existing roads. Enstar has stated that supply will not be an issue if the North Slope gas line
is built. Another option is to bring Kenai gas to the region which would require construction of a compressor
station. MEA will enter a contract with a gas supplier prior to beginning the design and permitting phase of the
project to insure a sufficient gas supply

Technology has been developed that utilizes the waste steam heat to supplement industrial and commercial
facilities. The community facility proposed adjacent to the power plant could benefit through cooperative
engineering effort. This will reduce the demand on the energy system for MEA and for the community.

Approximately 30 vehicles in any 24 hour period are projected to access the proposed facility. Therefore
wastewater will iikely be treated onsite. AWWU has lines in Birchwood but the distance and cost may he
prohibitive to utilizing the treatment facility. However, wastewater is highly regulated through Public Health and

" water quality regulations and shall be addressed in detail in the permitting process but is cusrently proposed for
oh site treatment.

The site for the power facility will ensure that public facilities and services are developed to accommodate the
rising demand for more energy in the community.

4. If 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, commercial, industrial) might be
regained elsewhere in the community?

The property and much of the surrounding area is not currently being used for residential purposes and is vacant
land. Development of this property enhances public services in this arsa. The availability of these services will
further residential development and growth in the community. The rezoning request will change approximately 57
acres of T and 13 acres of R-7 to |-3. While this decreases potential residential land use it does not significantly
affect the overall supply with a remaining 7,771 acres of suitable vacant tand available for development. Adjacent
lands to the property are currently undeveloped and much of it is classified as Unsuitable Land for development,
particularly to the east where A" designated wetlands exist. The density of residential development in the area is
low with only three residents located within 1,400-feet of the facility boundary. The location of this property and the
proximity to current residences make the property desirable for industrial development as the impact will be
minimal. MEA will also make use of the natural surroundings to buffer the noise effect the facility creates in the
area. Itis predicted the noise will be at a leve! equivalent to an air conditioning unit. Overall the development of
the property will provide future residential, commercial and industria! energy needs.
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Attachment B
Rezone Narrative

MEA Re-Zoning Application
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List of Attached Figures and Reports
1. Need and Justification for Rezone
2. Memorandum of Understanding

3. Letter of Authorization for Rezone

MEA Re-Zoning Agptealion
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2000 W. International Airport Road,
Suite C-1

Anchorage, Alaska 99502-1116
Phone: 907-243-6300

Shaw® shaw Alaska, Inc. Fax: 907.243-6301

NARRATIVE STATEMENT
Real Property Re-Zoning for Matanuska Electric Association

Introduction

Shaw Environmental Inc. (Shaw) on behalf of Matanuska Electric Association, Inc. (MEA) is
pleased to present to the Municipality of Anchorage (MOA) the Narrative statement explaining
the need and justification for the attached Re-Zoning Application for approximately 70 acres of
real property owned by Eklutna inc. MEA desires to purchase the property to construct up to
three gas-fired combined cycle power generation facilities of a maximum-assumed capacity of
180 megawatts (MW) and a switchyard. A relatively small portion (approximately 13 acres) of
the property is currently Residential-7 (R-7) and the majority (approximately 57 acres)
Transitional (T). In order to accommodate the proposed natural gas power plant it will be
necessary for MEA to re-zone the property to Industrial-3 (I-3). A Memorandum of
Understanding (MOU) and Letter of Support from Eklutna inc. is enclosed showing both parties
shall agree to the sale of the property contingent upon issues including re-zoning of the
property.

The proposed power plant site is located west of Anchorage near Eklutna Village on the south
side of the Glenn Highway and the Alaska Railroad. The property was cleared at one time and
now has partial second growth. One road exists on the property which is used to access the
Reed Eleciric Substation operated by MEA. The property was previously part of the Eklutna
Hydroelectric Power Plant, which is adjacent to the existing substation and has access to
multiple transmission lines that crisscrosses the property. The southern boundary of the
property sits against an undulating forested ridge that would not support significant
development. Vacant land occurs to the east of the property. Three residences occur within a
half mile vicinity of the western boundary. Access to the site is from the Glenn Highway at the
Eklutna Lake Road Exit. The site is approximately 70 acres which 32 acres are proposed for
development. This site is an ideal location with minimal impacts to residents, a naturat ridge
boundary, located adjacent to the Glenn Highway and Alaska Raitroad, and has a history of
power generating activities. MEA respactfully requests the MOA to re-zone the proposed
property to support the construction of a natural gas power plant.

Statement of Need

MEA is Alaska's oldest and second-largest electric cooperative owned and operated by its
members. |ts mission is to excel at providing high quality, competitive energy-related services
that benefit the member-owners. On December 31, 2014 the current power purchase contract
with Chugach Electric Association (CEA) will expire. In order to meet the demands of their
members MEA initiated an evaluation of alternative power purchases based on their 2007
comprehensive Integrated Resource Plan (IRP). The IRP determined local power generation to
be a viable alternative for MEA power supply. According to this IRP construction and operation
of a gas power plant will save MEA customers millions of dollars generating their own electricity.
This action will help MEA keep its rates as low as possible while providing reliable electric
service to its customers.

This project is an indication of progress in the Eklutna, Chugiak and Eagle River region. The
population is predicted to double in the next 20 years and additional electric generation wilt be
necessary to meet the projected demand. Currently, the north Anchorage portion of its service

MEA Re-Zoning Application 25
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territory makes up roughly 40% of MEA’s total system load. This plant will supply energy during
peak and base load demand. The future expansion in the region necessitates investment in
power generation.

Justification - Chugiak-Eagle River Comprehensive Plan

Shaw conducted a review of the Chugiak-Eagle River Comprehensive Plan, December 2006
(Plan) to identify issues that impact the rezoning of the property proposed for the 180 MW
Power Plant Facility. Shaw identified five main topics in the Plan that need further discussion
(See Table 1 on page 6 of this document). These topics may be addressed in more engineering
detail in later phases of the project. Issues pertinent to the rezoning of the property are
discussed below.

Topic 1: Use of residential land for non-residential purposes resulting in rezoning of residential
land;

Topic 2. Preservation of the natural environment; Preservation of historical features;

Topic 3: Public facilities and services;

Topic 4. Housing and residential development; and

Topic 5: Commercial and industrial development.

Topic 1: Use of residential land for non-residential purposes and rezoning of residential land.
CERCP Pgs. 34-42

The Chugiak-Eagle River area inciudes more than 40,000 acres of land. According to the 2005
inventory of existing land use conducted by the MOA Pianning Department about 40% was
developed or committed to use, the remainder is either not committed or unusable. Forty six
percent of the total land being used was listed as residential and six percent was zoned
industrial, which includes landfill and water/wastewater treatment facilities. The rezoning request
will change approximately 57 acres from T and 13 acres from R-7 to I-3. While this decreases
potential residential land use it does not significantly affect the overall supply with a remaining
7,771 acres of suitable land.

The rezoning of this parcel will encourage residential and industrial developments. The energy
produced from the piant will support the projected increase in energy needs for current and
potential residential areas in MOA. The plant has potential to support future facilities through
the process of cogeneration or capturing the waste heat by-product perhaps as an industrial
heat source thereby minimizing additional energy needs of a commercial or industrial user. The
power plant will meet the challenges of providing service {0 an ever-growing number of
residential and industrial customers.

The parce! is not an ideal location for residential development. In the northeast corner a
wetland area categorized as a Wetland “A” has been designated. According to the Plan these
types of wetlands are valuable, should not be disturbed and are not suitable for development.
The proposed development of the fand is for construction on 32 of the 70 acres with no new
construction proposed in the vicinity of the wetlands outside of upgrades to the overhead
transmission line as necessary. Additionatly the Seismic Zone is designated as 3 or Moderate
Ground Failure Susceptibility which is not considered an ideal residential zone construction.
Directly to the south a natural ridge exists that will buffer the project and will be left in a natural
state since development is considered unsuitable. The Plan classifies the majority of the
proposed project area as =quitable Land” however the wetland, seismic zone and ridge make
this site more desirable for industrial development. This is accomplished through practices that
can avoid or accommodate appropriate safeguards into a design as opposed to residential
developments. The addition of this facility will support the energy needs for future residential
development within the MOA and will not affect the overall potential inventory of residential
lands available for development.

MEA Re-Zoning Application
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Topic 2: Preservation of the Natural Environment and Historical Features
CERGCP Pgs. 30-34, 57-58

As a consumer owned public utility, MEA is committed to conserving the community character
and protecting the environment while supporting its customer needs. Federal and State
regulations are in place to ensure that soit, air quality and water quality are protected. The Plan
further supports these regulations by encouraging the use of natural vegetative buffers to
maintain the natural look of the area and reduce potential erosion from development. Areas that
will be addressed for preservation of the natural environment are fisted below.

« The natural gas power plant will primarily utilize the existing transmission lines for
distribution. When expansion is required it shail be proposed along these corridors
preventing disturbance to existing forested area and other natural areas. MEA proposes
to tie into the MEA’s Transmission line and the Ekiutna Hydroelectric Project
Transmission System.

¢ The property has a wetland area categorized as Wetland “A”  The MOA defines such
areas as valuable. MEA proposes no development in this area. Prior to construction
MEA shall complete a wetland delineation to determine the limits of the wetland. MEA
intends to maintain this wetland as a viable natural area with expansion proposed near
the existing transmission lines.

o Parts of the original Eklutna Hydroeiectric Project and tailrace still exist on this property.
MEA is committed to preserving these historical features by maintaining setbacks and
protecting these features by designing the facility to avoid impacts.

« MEA is encouraging conservation through the natural tree buffer around the north and
west sides of the facility. The Alaska Railroad and the Glenn Highway are along the
north boundary of the property. in order to minimize the visual impacts of the industrial
facility MEA proposes aesthetic landscaping and design features such as selecting stack
colors that blend in with the environment and a setback of 100-feet on this north
poundary. The residents located to the west will have a 250-foot side boundary with
trees as a buffer. These techniques will minimize the visual impact of the piant to both
highway commuters and residents.

» The property appears to be located outside of the Anchorage Coastal Management
Program but may still be subject to the ACMP regulations. During the permitting stage
MEA will submit the project to the ACMP for confirmation. However, Shaw evaluated the
site on the Federal Emergency Management Agency maps and verified that it is outside
the 100- and 500-year floodplain. The historic tallrace is the only water feature on the
property and is not proposed to be impacted by the project nor is considered to be a
jurisdictional water feature from the preliminary data. MEA will complete a wetland

delineation report on the property prior to construction which will determine all potential
water quality issues.

e The Clean Air Act regulations shall apply to the facility during operations. During the
construction, MEA ,as a good neighbor, will implement dust control techniques to
minimize any disturbance to area residents during the construction phase. A preliminary
Air Quality Analysis was completed which details that Alaska Department of
Environmental Conservation will address the issues of ambient air quality, emission
limits and techniques during the permitting phase.

MEA Re-Zoning Application
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Topic 3: Public Facilities and Services.
CERCP Pgs. 43, 48, 51-52

The site for the power facllity will ensure that public facilities and services are developed to
accommodate the rising demand for more energy in the community due fo an increase in
population. MEA will utilize the existing utility corridors for upgrades or expansions which will
minimize new transmission line clearing and the potential for new maintenance roads.

MEA has contacted Enstar Natural Gas about tapping into an existing natural gas pipeline on
the nouth side of the Glenn Highway. The pipeline is approximately 1/4 mile in distance from
the proposed plant. The pipeline will be tapped approximately 1/4 mile from the existing line.

Additionally waste heat from the power plant could be available for future community
developments on adjacent land. The steam column is typical from natural gas facilities.
Technology has been developed that utilizes the waste steam heat to supplement industriat and
commercial facilities. Any community facility proposed adjacent to the power plant could benefit
through cooperative engineering effort. This may reduce the demand on the energy system for
MOA and for the facility.

Water supply for the power plant is proposed from Alaska Water and Wastewater Utility
(AWWU) through the main feed line from Eklutna Reservoir. It is estimated the facility would
require a 12" line with an installation of pressure reducing station to be constructed associated
with the plant. This line would be proposed along existing roads to minimize maintenance. The
water is already chlorinated and fluoridated therefore no additional treatment would be
necessary. An on-site well(s) may be developed to provide an additional water supply. A
proposed new bottling plant may be interested in a joint venture as well and could utilize the

new water supply.

A maximum 30 people are expected to work at the proposed facility. Therefore wastewater will
fikely be treated onsite. AWWU has lines in Birchwood however the distance and cost may be
prohibitive o utilizing the treatment facility. However wastewater is highly regulated through the
Public Health and water quality regulations and shall be addressed in detail in the permitting
process.

Topic 4: Housing and Residential Development
CERCP Pgs. 39-41

The rezoning reguest will change approximately 70 acres from R-7 to |-3. While this decreases
potential residential land use it does not significantly affect the overall supply with a remaining
7.771 acres of cuitable vacant land that is available for development. Adjacent lands 1o the
property are currently undeveloped and much of it is classified as Unsuitable Land for
development, particularly to the east where “A’ designated wetlands exist. The density of
residential development that does exist in the area is low with only three inhabited residences
located within 1,400-feet of the facility boundary. This property is well suited for industrial
development because there are few residences within the proximity. MEA will also make use of
the natural surroundings to buffer the noise effect of the facility in the area. it is predicted the
noise will be at level equivalent to an air conditioning unit very simitar to the existing sounds
from Reed Substation on the property. Overall the development of the property will provide
future residential, commercial and industrial energy needs and may camoufiage the facility to
encourage community development in the area.

MEA Re-Zoning Application
Narrative Statement 28

.88



Topic &: Commercial and Industrial Development
CERCP Pgs. 41-42

Rezoning the property to I-3 provides the opportunity for more industrial and commercial
developments. in Eklutna ihere is not an abundant supply of industrial lands that could
accommodate an industrial facility of this nature. The closest industrial area is near the
Birchwood Airport would disturb a significant number of residents. The facility operations and
the construction of transmission lines would cross innumerable private lands causing a lot of
disturbance fo the community. This site would not support other industrial development, would
not have the benefit of the natural tree buffer and would ultimately not aliow for the any
additional expansion that may be necessary in the future. The proposed site has minimal
impact to residential areas and great access {0 existing roadways via the nearby Glenn
Highway, the railroad, and the gas pipeline. Development at this iocation supports continued
use and expansion in the area while also providing employment opportunities.

Conclusion

The re-zoning of this property will change approximately 70 acres to Industrial (I-3) from
Residential (R-7) zoned jand. The re-zoning change impacts an insignificant quantity of the
totat supply of residential property for the region. This project offers potential growth
opportunities through the development of a new power source but also a new public water
distribution Yine in the area, and a gas line that will foster future development in an area that is
largely underutilized at this time. Through the construction, and operation phases MEA is
committed to protection of the natural character and historical features of the area. MEA will
accomplish this by using natural buffers and meeting or surpassing the setbacks but they are
also working with Federal, State, and local entities to protect scenic Alaska. MEA believes this
project meets its migsion and the Plan goals to meet the needs of the community for essential
energy services.

MEA Re-Zoning Application
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RANDUM OF UNDERSTANDING

WHERKEAS Eklutna Inc. is the largest land owner in Anchorage and has 2 demonstrated long-
teyrm commitment to the positive well-being of the community; and

WHEREAS Matanuska Electric Association, Inc. (MEA), is 2 non-profit electric cooperative
organized in 1941 and dedicated to serving the electric needs of the community; and

WHEREAS the Ekiutna Inc. Board of Directors and the Matanuska Electric Association Board
of Disectors desire to enter into an agreement for the sale by Eklutna Ine. to MEA of
approximately 70 acres' of property and associated easements jocated contiguous to the Reed
Substation near the old Ekluina Power House;

NOW THEREFORE THE PARTIES AGREE:
The sale of the property to MEA is contingent upo:

1. Completion of the negotiation of teyms of sale based upon a mutually acceptable

appraisal of the property; a satisfactory title report on the property; replatting and
rezoning of the property; and ~

2. Completion of such investigatory and site assessment work as MEA deems necessary to
determine the suitability of the property as an electric generation site, including but pot
limited to: 2) a site assessment t0 ASTM E1527-05 Phase I and Phase I standards; b)

; water availability and quality testing; c) archaeological or cultural consideration

v investigation; and d) preliminary investigation of site meteorological conditions; showing
to MEA’s satisfaction that thete are pot significant environmental or legal impediments to
development of the property as an electric generation site; and

THE PARTIES FURTHER AGREE THAT:
{. MEA shall minimize property surface impacts of the investigations identified above; and

2. MEA shall be solely responsible for paying the cost of the property appraisal, replatting,
and site investigations jdentified above; and

3. Exlutna Inc. and MEA will proceed jn good faith to complete all activitics necessary for
the expeditious sale of the property.”

! See, Map of proposed acquisition, attached
2 Qee, Bstimated Site Development Timeline, attached

Momorandum of Agreement beiweon

Eklutng, Inc, and MEA
Page 1 of 2 o
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Ekiutna, Io?, Chief Executive Officet

W%

Elluna, Inc.,

pd——— e —
/mduma, inc., _Corporsde Segredury .
Title

Matanuska %lectric Association, Inc. ‘

General Manager

e ———

atanuska Electric Association, Inc.

[l

Title

47; QW
Matanuska Electr e Alssociation, Inc.
= £ B i)

Pz .:],Q_.,,“r Title

Metnorandum of Agreament between
Ekluina, Ine, and MEA
Page 2 of 2

Date:

Date:

Date:

Date;

Daie:

Dated:

& /13,08
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16515 Cenlerfield Dr, Ste 201
Eagle River, AK 99577
Phone: S07-696-2828

Fax: ON7-696-2845
www.eklumame.com

November 19, 2008

Ms. Angela Chambers
Municipality of Anchorage
Planning Department

P.0O. Box 196650

Anchorage, Alaska 99519-6650

RE: Municipality of Anchorage - Property Re-Zoning for MEA
Letter of Support

Dear Ms. Chambers:

Eklutna, Inc. is pleased to present to the Municipality of Anchorage (MOA) this letter 10
support a Matanuska Electric Association, Inc. (MEA) petition to re-zone real property
owned by Eklutna, Inc. The approximately 70 acre propety is zoned Residential-7 (R-7)
located on the south side of Glenn Highway near the Eklutna Road exit within the MOA
limits. MEA desires to purchase the property to construct up 1o three gas-fired combined
cycle power generation facilities. Eklutna, Inc. authorizes MEA to petition the MOA to
rezone the property to Industrial-3 (1-3) which will allow MEA to construct the natural
gas power plant.

The legal description of the propeity is:

N1/2NE1/4SE1/4, LYING SOUTH OF LOT 2 U.S. SURVEY 0023 AND THAT PORTION OF
NE1/4ANW1/4SE1/4. LYING SOUTH OF LOT 2 OF U.S.SURVEY 9023, THAT PORTION OF
WAZNW1/4SE1/4, LYING SOUTH OF U.S. SURVEY 9023, SE1/ANW1/4SE1/4, EXCEPTING
U.5 SURVEY 9789, SW1/4NE1/4SE1/4, SEM/ANE1/4SE1/4, W12W1 [ZNE1/4SW1/4SE1/4,
NW1/4SW1/4SE1/4 SOUTH EAST ONE QUARTER OF SECTION 18, TOWNSHIP 16 NORTH,
RANGE 1 EAST, SEWARD MERIDIAN, R-7 (INTERMEDIATE RURAL RESIDENTIAL
DISTRICT) TO I-3 (RURAL INDUSTRIAL DISTRICT) LOCATED SOUTH OF THE GLENN
HIGHWAY AND THE EKLUTNA INTERCHANGE.

If there are any questions, please contact myself or Lorali Carter at MEA (907) 761-9266.

Sincerely,

Corporate Lands & Regulatory Manager

33



Attachment C
Draft Ordinance
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(DRAFT ORDINANCE)

Submitted by: Chair of the Assembly at
The Request of the
Mayor

Prepared by: Planning Department

For Reading:

Anchorage, Alaska
AO No. 2008-

AN ORDINANCE AMENDING THE ZONING MAP AND PROVIDING FOR THE
REZONING OF THAT PORTION OF N1/2NE1/4SE1/4, LYING SOUTH OF LOT 2 u.s.
SURVEY 9023 AND THAT PORTION OF NE1/4NW1/4SE1/4. LYING SOUTH OF LOT 2

OF U.S.SURVEY 9023, THAT PORTION OF W1/2NW1/4SE1/4, LYING SOUTH OF U.S.

SURVEY 9023, SE1/4NW1/4SE1/4, EXCEPTING U.S SURVEY 9789,
SW1/4NE1/4SE1/4, SE//ANE1/ASE1/4, WA1/2W1/2NE 1/4SW1/4SE1/4,
NW1/4SW1/4SE1/4 SOUTH EAST ONE QUARTER OF SECTION 19, TOWNSHIP 16
NORTH, RANGE 1 EAST, SEWARD MERIDIAN, FROM T (TRANSITION DISTRICT)
AND R-7 (INTERMEDIATE RURAL RESIDENTIAL DISTRICT) TO -3 (RURAL
INDUSTRIAL DISTRICT) LOCATED SOUTH OF THE GLEN HIGHWAY AND THE
EKLUTNA INTERCHANGE.

Eklutna Community Council (Planning Commission Case)

THE ANCHORAGE MUNICIPAL ASSEMBLY ORDAINS:

SECTION 1. The zoning map shall be amended by designating the following
describe property as -3 (Rural Industrial District) zone:
That portion of the Southeast one quarter of Section 19, Township
16, North Range 1 East, Seward Meridian consisting of
approximately 70.27 acres as shown on Exhibit A.

SECTION 2. The Director of the Planning Department shall change the zoning
map accordingly.

SECTION 3. This ordinance is effective immediately upon passage and approval.
The Director of the Planning Department shall change the zoning
map accordingly.

PASSED AND APPROVED by the Anchorage Assembly this day of 2009.

Chair
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Attachment D
Site Photographs
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2000 W. Inlemationa: Airpor Road,
Suite C-1

Anchorage, Alaska 99502-1116
Phone 907-243-6300

Fax. 907.243-GaN

Shaw" shaw Alaska, inc. Photographic Documentation

Project MEA Eklutna Property Rezoning Project Number: 132856
Location: Eklutna Property Photographer: JAJ

Photograph No. 1
Feature ID:

Date: 9/17/08

Property: Eklutna

Description: From easement
gate looking towards
substation, power plant
structure can be seen left of
center. Gate is located near
the corner of Eklutna Lake Rd.

Photograph No. 2
Feature ID: Eklutna
Hydroelectric Building

Date: 9/17/08

Property: Eklutna

Description: Building located
outside of Southern edge of
property. Tailrace begins on
the eastern side of buiiding.
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2000 W Inlernational Airport Road,

; \ Anchorage Alaskagggggi?{g
ShaiR* Shaw Alaska, | P 7 240901
aw Alaska, Inc.
Photographic Documentation
Project MEA Eklutna Property Rezoning Project Number: 132856
Location: Ekiutna Property Photographer: JAJ

Photograph No. 3
Feature ID: Eklutna
Hydroelectric Building and
Tailrace

Date: 9/17/08
Property: Eklutna
Description: East of building,

tailrace is located at the base
of the hill.

Photograph No. 4
Feature ID: Tailrace

Date: 9/17/08

Property: Eklutna

Description: East down the
tailrace, bank ranges from 3 to
10"
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SHEITN Shaw Alaska, Inc.

Project MEA Eklutna Property Rezoning

2000 W. Interational Airport Road,
Suite C-1

Anchorage. Alaska 98502-1116
Phone. 807-243-6300

Fax, 907.243-6301

Photographic Documentation

Project Number:

132856

t ocation: Eklutna Property

JAJ

Photographer:

Photograph No. 5
Feature ID: Tailrace

Date: 9/30/08

Property: Eklutna

Description: Tailrace ditch, no
flow.

Photograph No. 6
Feature 1D:

Date: 9/30/08

Property: Eklutna

Description: Surface water in
northeast corner, water is
approximately 40’ wide.

Page 3 of 8 39
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Shaw® Shaw Alaska, Inc.

Project MEA Eklutna Property Rezoning

2000 W. Inlerrational Airport Road,
Suile C-1

Anchorage. Alaska 89502-1116
Phone 907-243-6300

Fax. 907.243-6301

Photographic Documentation

Project Number:

Location: Ekiutna Property

132856
JAJ

Photographer:

Photograph No. 7
Feature ID:

Date: 9/30/08

Property: Ekiutna

Description: Surface water
appears to have no flow.

Photograph No. 8
Feature ID:

Date: 9/17/08

Property: Eklutna

Description: Northeast corner
of property looking southwest
from railroad tracks.

Page 4 of 8
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2600 W Intemalional Airport Road,
. Suile C-1
\ Anchorage. Alaska 99502-1116
L Phone: $07-243-8200

Fax' 907.243-6301

Photographlc Documentation

Shaw " shaw Alaska, Inc.

Project MEA Eklutna Property Rezoning Project Number: 132856
Location: Eklutna Property Photographer: JAJ

Photograph No. 9
Feature ID:

Date: 9/17/08

Property: Eklutna

Description: Northwest corner
of property locking southeast
from railroad tracks. Trees are
spruce, birch, and cottonwood.

[ Photograph No. 10
Feature ID:

Date: 9/17/08

Property: Eklutna

Description: Looking north
from monument #3 on Record
of Survey.
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2000 W, Inlernational Airporl Road,

! Suite C-1
\ Anchorage, Alaska 99502-1116
) Phone 907.243-8300

Shawm Shaw NaSka' inc- Fax: 907.243-6301
Photographic Documentation

Project MEA Ekiutna Property Rezoning Project Number: 132856

Location: Eklutna Property Photographer: JAJ

Photograph No. 11
Feature ID:

Date: 9/17/08

Property: Eklutna

Description: Looking south
(toward hillside), power line
and road easements are
visible.

Photograph No. 12
Feature ID:

Date: 9/17/08

Property: Eklutna

Description: On the western
edge of property near main
entrance.
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Shiiﬁ!“’ Shaw Alaska, Inc.

Project MEA Eklutna Property Rezoning

2000 W. Inlemalional Airgort Road,
Suile C-1

Ancnorage, Alaska §9502-1116
Phone: 807-243-G300

Fax B07.243-6301

Photographic Documentation

Project Number: 132858

Location: Eklutna Property

Photographer: JAJ

Photograph No. 13
Feature ID:

Date; 9/17/08

Property: Eklutna

Description: West property
line near southwest corner at
base of slope. Forested area
with large cottonwood and
birch extend on to neighboring

property.

Photograph No. 14
Feature ID:

Date: 9/17/08

Property: Eklutna

Description: West property
line near southwest corner at
base of slope. Hillside appears
to become more populated with
underbrush and mixed with
birches.
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Shaw " shaw Alaska, Inc.

Project MEA Eklutna Property Rezoning

2000 W. International Airpor Roaa,
Suite C-1

Anchorage. Alaska 99502-1116
Phone: 207-243-6300

Fax 907.243-6301

Photographic Documentation

Project Number: 132856

Location: Eklutna Property

Photographer: JAJ

Photograph No. 15
Feature ID:

Date: 9/17/08

Property: Eklutna

Description: Near Monument
#4 looking southwest up
hillside under power line
easement.

Page 8 of 8
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Attachment E
Building Floor Plans and Elevation Renderings

MEA Re-Zoning Application
45
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List of Attached Documents and Figures
1. Summary of Facility
Site Layout
. Building Elevations

. Aerial View with Facility

_ View from Highway with Tan Facility

View from Highway with Hunter-Green

2,
3
4
5. View from Highway before Facility
6
7.
Facility

MEA Ra-Zoning Application
46

106



ey
Ly
Shaw e Shaw Group I’

SUMMARY OF FACILITY
Real Property Re-Zoning for Matanuska Electric Association

Preliminary Configuration Data

« Each combined cycle train will consist of:

o Alstom KA 11N2-1 gas turbine,

o Horizontal flow heat recovery steam generator (HRSG) with approximately 20
MW of supplemental firing and appropriate NOx and CO catalysts (Vogt has
been used most recently),

o Direct air cooled condenser (ACC) (SPX has been used most recently).

o Equipment will be enclosed in:
o Turbine building with:
» High bay above the turbines
« Low bay at the generator end of the turbines to house the generators and
associated electrical equipment. The gas turbine air intake filter house
will be located on top of this low bay.
= Low bay beside the gas turbine to house auxiliary equipment and water
treatment system.
o Two storey electrical and control building with:
»  Power distribution switchgear on the ground floor,
»  Control room and operating offices on the second floor.

o HRSG equipment enclosure consisting of:

«  Weather enclosure at the top of the HRSG to protect the drums, safety
valves, and control valves.
= Weather enclosure at ground level to house the feed pumps.

o Single storey administration and warehouse building located adjacent to the
combined cycle trains.

e The enclosures will be covered with:

o Insulated metal siding panels. These panels are available in a wide variety of
colors and surface profiles. They will reduce heating requirements and provide
sound absorption.

o Sloped metal roofing. This configuration will shed rain and snow better than built
up flat roofing. Roofing panels are available in colors and profiles to match, or
contrast with, the siding panels.

o Ventilation openings will receive an architectural treatment to match the siding.

«  Un-enclosed equipment will be provided with appearance features such as:

o Wind walls for the ACC. These will enclose the sides of the heat exchange
surfaces (upper part of the condenser) and will be constructed of un-insulated
metal siding that matches the enclosure siding.

o Painting for the HRSG and stack. The paint color will be selected to match, or
contrast with, the siding color. In some cases, high temperature paint will be
required. This paint has a limited range of celors.

o Insulation and lagging for pipes and vessels. The covering (lagging) will be
stucco embossed aluminum that weathers to a neutral color.

47
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Attachment F
Noise Analysis

MEA fle-Zoning Appication
54
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List of Attached Figures and Report
1. Eklutna Noise Report
2. Two Plant Noise Contours

3. Three Plant Noise Contours

MEA Re-Zoning Applicalion
55
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Shawy The Shaw Group Inc”

NOISE ANALYSIS REPORT
Real Property Re-Zoning for Matanuska Electric Association

Introduction

The combined cycle project will consist of two identical units, later to be upgraded to
three, for a total of 180 MW. Each unit is assumed to contain the following main sources
of noise:

gas turbine,

heat recovery steam generator (HRSG),
steam furbine,

air cooled condenser (ACC)

pumps;

air inlets,

stack,

transformers

The sound level at a receptor depends on:

The source sound level,

Distance between source and receptor,
Relative heights of source and receptor,
Screening by buildings or ground terrain

The concept of the proposed plant has been modeled using the SoundPlan computer
program to incorporate these units into the proposed site and to include distances and
heights of buildings, sources, receptors and terrain.

Sound Level Requirements

The Municipality of Anchorage adopted an Anchorage Noise Control Ordinance (chapter
15.70 of the Anchorage Municipal Charter Code and Regulations) which requires a
daytime sound level limit from the plant of 60 dBA at residences and a night-time limit of
50 dBA. The night-time level would therefore be used as a project goal at the nearest
residences.

Qualitative Analysis

The nearest residences are on the west side of the new plant, at a distance of 1400 feet
on the near side of the main highway, and at a distance of 2800 feet on the far side of
the highway. These distances are measured from the proposed re-zoning property line.
The proposed plant is to be set back from this line by further 250 feet.

The concept design of this plant benefits from a number of features which help to reduce
noise (so-called “standard mitigated” plant):

« location of plant as far from the west boundary as is feasible,

Noise Analysis Report October 2008 56
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e enciosure of turbines, pumps and auxiliary equipment in weather resistant

buildings,

« location of ACCs and transformers behind screening buildings,

A qualitative noise analysis with SoundPlan has i
from a “standard mitigated” plant, as shown in Ta
indicate that two units running together would pro
at the nearest dwellings, and 47 dBA at the dwell

ndicated the following sound levels
ble 1 operating at 150MW. These
duce a level of approximately 53 dBA

ings about twice as far away, with an

increase of between 1 and 2 dBA when three units are brought on line together. The

proposed facility is for 180 MW which is expecte

equal to1dB.

d o increase sound levels less than or

The provision of an appropriate silencer in each unit's stack would bring the total levels

within the requirements of the Anchorag

Table 1 Preliminary Calculated Sound Levels dBA
at Receptors West of Property Line (PL)’

e Noise Contro! Ordinance.

Nearest dwellings Furthest dwellings
. 1400" from property 2800’ from property Units running
Generating Plant line (R1 in Figs. 1&2) | line (R2 in Figs. 182)
dBA dBA
‘ s : 53 47 2 units
Standard mitigated 4 49 3 units
‘Standard mitigated’ 49 43 2 units
with stack silencer 50 44 3 units

Notes:

1. Calculations made for 150MW, an increase

by mare than 1dB.

to 180MVY system is not expected to increase sound levels

Sound Level Contours

Sound level contour diagrams for the conceptual plant with stack silencers are included
as Figures 1 and 2 for the cases of two and three units running together.

Conclusions

The sound level con
units indicate that it is possible to design the plant to

tours and calculations using the SoundPlan computer mode! of the
meet the Anchorage Noise Control

Ordinance at night by reducing total sound levels to 50 dBA or less at the nearest

residences.

Moise Analysis Report

October 2008 57
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A
S * The Shaw Group Inc”

Freguently Asked Questions

The following are frequently asked noise guestions.
What are decibels?

Decibels (dBA) are a method of describing the level of sound in convenient numbers that cope with the
wide range of human hearing, between 0 and about 140. The level of 0 dBA is described as the
faintest sound that a person with normal hearing can hear, and each increase of 10 dBA represents a
doubling in the perceived loudness.

A soft whisper at 15 feet represents a level of 30 dBA, and an internal air conditioning system is
typically at about 50 dBA.

What legislation is there for noise?

The Anchorage Noise Control Ordinance (chapter 15.70 of the Anchorage Municipal Charter Code
and Regulations) requires the plant not to exceed 60 dBA at residences in the daytime and 50 dBA at
night.

What is the level of sound from the plant?

The sound level reduces with increasing distance from the plant. The distance westwards from the

proposed plant to the dwellings on the near side of the Glenn Highway is approximately 1400 feet, and
2800 feet on the far side of the highway.

A qualitative analysis of the likely sound emitted by the proposed units indicates that the plant can
meet the night-time requirements of the Anchorage Noise Control Ordinance. For exampie, the sound
levels from two units operating together will be approximately 49 dBA at the nearest dwellings, and 43
dBA at the dwellings twice as far away.

How much higher is this sound than the ambient?

The dwellings are affected by noise from the existing highway and railroad, and this will vary according
to time of day and time of year. There is also an existing sub-station at the site that contributes to
noise in the vicinity, so it is not possible at this stage to know the existing ambient (or background)
conditions without direct measurement and assessment of road and rail traffic.

What does it sound like?

The sound from a power station is a steady sound, without tones. It is described as “broadband,” being
spread across the frequencies (or pitch) of our hearing range and resembies the background sound
experienced from a central air conditioning system in a haome or office.

What are the contour lines shown in the figures?

Two sets of contours are shown. The grey lines are the elevation contours, showing how the terrain
changes across the area of interest. The colored lines show contours of equal sound level, in 2 decibel
steps.

Noise Analysis Report Oclober 2008 58 1 1 8



What are R1 and R2 marked on the figures?

These two positions are “receptors”™ R1 represents the position of the houses closest to the proposed
plant, R2 represents the next closest houses on the other side of Glenn Highway.

Prepared by

Graham Custard, INCE

Head of Noise Control Group,
Shaw Environmental,
Stoughton, MA

Noise Analysis Report October 2008 59
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Attachment G
Air Quality Analysis

MEA Re-Zoning Applicetion
62
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List of Attached Figures and Report

1. External Permitting Overview

MEA Re-Zoning Application
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CONSULTIRG GADAF

Anchorage

3401 Minnesota Drive
Suite 300

Anchorage, AK 99503
907-563-2137 phone
907-563-2164 fax

Fairbanks

543 3" Avenue

Suite 235

Fairbanks, AK 99701
9(07-452-2252 phone
907-452-2256 fax

Secattle Area

30545 SE 84" Street #5
P.0O. Box 525

Praston, WA 88050
425-222-.7746 phone
425-222-7849 fax

www hoeflernet.com

Memo

11/26/2008

To: Cindi Sedberry / The Shaw Group

cC:

From: Chris Menefee

Subject: Overview of Air Quality Permitting and Regulatory

Requirements in Alaska

The Matanuska Electric Association (MEA) is requesting the rezoning of
certain parcels of land in the vicinity of the Native Village of Eklutna to allow
the construction and operation of 2180 megawatt (MW), combined cycle
power plant. The Hoefler Consulting Group has been contracted by The
Shaw Group to perform provide an overview air quality permitting
requirements and reguiations that would apply to construction and
subsequent operation of a new 180 MW, natural gas-fired power plant.

Titie 18, Chapter 50 of the Alaska Administrative Code (18 AAC 50). Air
Quality Control are the State of Alaska Air Quality Regulations that apply to
the construction, installation, and operation of the natural gas-fired power
plant that the Matanuska Electric Association (MEA) is planning to construct
in the vicinity of Eklutna, Alaska. The Alaska Department of Environmental
Conservation (ADEC) is the primary agency responsible for drafting and
enforcing most air quality regulations in the State of Alaska.

Air quality regulations in Alaska are required to be at least as stringent as
Federal air quality regulations drafted and enforced by the United States
Environmentai Protection Agency (EPA). Though EPA does not directly
implement or enforce most air quality regulations in Alaska, the EPA
oversees and reviews ADEC air quality regulations, air quality permits, and
air quality inspections and compliance actions. EPA retains compliance and
enforcement authority for New Source Performance Standards (NSPS) and
the National Emission Standards for Hazardous Air Poliutants (NESHAPS).

64
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The power piant wilt not be subject to the NESAHPS but will be subject to the NSPS for combustion
turbines.

The primary goal of 18 AAC 50 is to prevent the general public from being exposed to ambient air
that exceads the National Ambient Air Quality Standards (NAAQS). The NAAQS are health-based
standards and ADEC can not issue a permit to construct or modify a facility that will cause a
member of the general public to be exposed to ambient air that exceeds the NAAQS. MEA will be
required to demonstrate that construction and operation of the power plant will not exceed the
NAAQS prior to ADEC issuing a construction permit for the power plant. In addition to not causing
an exceedance of the NAAQS, the power plant will also be required to meet the maximum emission
fimitations specified by the NSPS for combustion turbines.

The Construction Permit for the power plant will include the following requirements:

Provisions to protect ambient air quality;

Emission limits for the power plant;

Emissions testing to verify compliance with emission lirnits;

Ongoing monitoring and recordkeeping requirements to demonstrate cantinuous compliance
with construction permit conditions; and

5. Periodic reporting to ADEC to verify ongoing compliance with permit conditions.

BN

Prior to issuing a final permit, ADEC will issue a draft permit for public review and comment. After
responding to public comments ADEC will issue a final construction permit. MEA cannot begin the
construction of the power plant until the final construction permit is issued by ADEC.

HCG is pleased to provide this air quality permitting overview to the Shaw Group. If you have any
guestions about this matter please do not hesitate to contact me.

Sincerely,

C Il Y Yranther

Chris Menefee
Senior Scientist

Hoefler Consulting Group



Attachment H
Fuel Consumption Analysis

MEA Re-Zoting Appiication
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RECEIVED

DEC ¢ 9 2008

PLANNING DEPARTMENT

AFFIDAVIT OF POSTING

CASE NUMBER: 2.004 - 013

1, B/L CQS{‘/Q’}Q (—Obk) hereby certify that I have posted a Notice of
Public Hearing as prescribed by Anchorage Municipal Code 21.15.005 on the property that I have
petitioned for . The notice was postedon | 2 -4/-p%  which

is at least 21 days prior to the public hearing on this petition. I acknowledge this Notice(s) must be
posted in plain sight and displayed until all public hearings have been completed.

Affirmed and signed this ﬁ day of Ooc. ,20089

Signature /

Plecan oo olndmed

LEGAL DESCRIPTION
Tract or Lot
Block

Subdivision

jtw G:ACPDAPblic\F ORMSYO1herDecAOP.00C



2000 W. international Airport Read,

. Suite C-1
) Anchorage, Alaska 98502-1116
Phone: 807-243-6300

=)
Shaw® Shaw Alaska, Inc. Fax: 907.243-6301

December 9, 2008

Legal Description

Case Number: 2009-013

THE REZONING OF THAT PORTION OF N1/2NE1/4SE1/4, LYING SOUTH OF LOT 2 U.S.
SURVEY 9023 AND THAT PORTION OF NE1/4NW1/4SE1/4. LYING SOUTH OF LOT 2 OF
U.S.SURVEY 9023, THAT PORTION OF W1/2NW1/4SE1/4, LYING SOUTH OF U.S.
SURVEY 9023, SE1/4NW1/4SE1/4, EXCEPTING U.S SURVEY 9789, SW1/4NE1/4SE1/4,
SE/1/4NE1/4SE1/4, W1/2W1/2NE1/4SW1/4SE1/4, NW1/4SW1/4SE1/4 SOUTH EAST ONE
QUARTER OF SECTION 19, TOWNSHIP 16 NORTH, RANGE 1 EAST, SEWARD
MERIDIAN, FROM R-7 (INTERMEDIATE RURAL RESIDENTIAL DISTRICT) TO I-3 (RURAL
INDUSTRIAL DISTRICT) LOCATED SOUTH OF THE GLEN HIGHWAY AND THE EKLUTNA
INTERCHANGE.
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PLANNING & ZONING
COMMISSION
MEETING

February 2, 2009
Supplemental Comments &

Information Received After Packet
Delivery

6.3. Case 2009-013
Rezoning to I-3 Rural Industrial

District.

Double-sided
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