























Neighborhood & Community-Oriented Housing

Gallery of Housing Examples

“Urban Cottages”

Puget Sound area, WA
- Land held in common
- Detached houses

- 5-10 units/acre

Small Lot, Single-family Homes

Kirkland, WA and Mountain View, Anchorage, AK
- Single family detached housing

- Modest sized units (< 2,000 s.f.)
- 5-7 units/acre




Neighborhood & Community Oriented Housing
Gallery of Housing Examples

Homes on land held in common ownership

Dave Murray Pl., Whistler, B.C.

- Duplexes with garage
- Adjoins trail system, open space
- Modest sized units (1500 s.f.)

Housing for Special Populations — Affordable Housing
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iy Snyder Park, Aspen, CO
- Attached 2-4 plex units
- Detached parking

- Common open space
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Recommended Plan - Roads & Other Infrastructure

Roads

Background and Intent: There are two points of road access into the project area: the Fish Hatchery
Road and the McDonald Center Road. Fish Hatchery Road provides the only access to a system of
smaller residential streets, serving up to 70 homes. The McDonald Center road provides access to the
sports center and the Fire Lake School. This “road” is actually a driveway, that is, it is not built to normal
Municipal standards.

This plan concludes that the existing Fish Hatchery Road residential road system should be connected
westward into McDonald Drive. This extension will provide an indirect but functional alternative access
to the existing residential area, increasing safety and emergency access. This intent reflects a Municipality-
wide policy of creating connectivity between adjoining neighborhoods.

It is estimated that approximately 70 homes currently use the road system in the Fish Hatchery
neighborhood, generating on average 700 trips per day. The new residential development at the Muldrow
Street and Carol Creek parcels will add at most 20 homes to this road system, adding approximately another
200 trips on the road system, an increase of 28%. The current and anticipated new development will not
generate enough trips to create congestion problems on the roads or at intersections. However, even
without the additional residences added on HLB properties, the area is large enough and includes sufficient
numbers of homes to warrant a second way in and out of the neighborhood.

Other specific planned access improvements and policies are listed below:

e McDonald Drive will be upgraded to municipal standards for a collector street up to the Harry
McDonald Center; east of the center the road would comply with rural road standards.

e The Municipality will work with the school and State DOT to provide for safe pedestrian access
along the McDonald access road, including safe pedestrian walkways along McDonald drive and
street crossing(s) to Fire Lake Elementary and McDonald Center. Ultimately, a controlled
intersection (stop light) may be required at the intersection of McDonald Drive with the Old Glenn.,
primarily as a result of the residential development on the east side of the highway.

e Public streets built within the low/medium and medium density residential area will be built to
residential standards. New roads constructed within the Muldrow parcels will comply with rural road
standards.

e New access for the Muldrow Street residential parcels will be designed considering the existing safety
concerns regarding traffic on Fish Hatchery road. Access may originate from Muldrow Street and/or Fish
Hatchery Road; however, a through road connecting these two roads is not permitted. This policy will
prevent the creation of a new, more direct through route into residential areas south of Muldrow.

e Individual developers will determine the specific site and lot layout of residential areas, including
roads, consistent with policies established in this plan.

e A road to serve the southeast slope, low-density residential development area may be needed if that
development occurs in the future. As this road would traverse a steep area, the following objectives
will be followed:

0 Choose a route that requires the least amount of cut and grading; design the route to be
minimally visible from off site.

0 Design the road to work with existing topography, e.g., contouring across the property either
just above the open space corridor, or two thirds of the way up the slope in the area where
there are several flatter, potential home sites.

0 Road design standards should follow rural guidelines.
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Alternatives Considered: Decisions regarding access, both for the existing neighborhood and for
planned new development, were the most challenging and controversial elements of this planning
process. Residents understandably are concerned about adding new traffic to their quiet neighborhoods.
Alternatives considered but not recommended included providing no new connection between the
McDonald Road and the Fish Hatchery road system. While this was strongly urged by local residents, the
decision was made to make this road connection, to provide a second access in case of emergencies and
an option for the neighborhood to reach the sports center and school by a more direct route. As
outlined above, this new connection will be designed to provide only an indirect connection, in order to
reduce use of this route.

Another option considered but not recommended at this time was to provide a new road linking the two
road systems, but to install a gate so the road could only be opened and used for emergencies. This was
not recommended for several reasons. In addition to not providing the option for regular use by local
residents, there has been a history of problems with emergency-only gates, including the inability to get
them open during emergencies, the tendency of snow to pile up in front of the gates and block access,
and the challenge of finding and keeping a reliable gatekeeper. Such gates typically either devolve into
being permanently open, or permanently shut.

In considering this option of a gated road, the concept of having a gate that would be closed only when the
McDonald Center is hosting a major event, such as hockey championships or a car show, was also
reviewed. The intent of the gate would be to prevent these infrequent larger traffic volumes from accessing
Fish Hatchery Road from the McDonald Center as an alternative route to the Old Glenn Highway through
the neighborhood. Without traffic counts and objective measures to evaluate the need for such a gate, it is
not recommended at this time, but merits future review upon development of the area.

Development Policies:

e Provide access to new areas of development, and connectivity to and between existing
neighborhoods.

e Plan new roadway developments in a manner that reduces traffic speeds, maximizes safety, creates
attractive streets that maintain rural character, minimizes environmental impacts, and encourages use
of alternatives to the automobile (walking, biking).

e Work jointly with municipal agencies, the local road service area, and future developers to pay for
construction, maintenance, and upgrade of the roads.

e A TIA (traffic impact analysis) may be required by the MOA traffic department as part of the
approval process for the McDonald Drive developments.

Public Water and Sewer, On-site Wells and Septic Systems

Background and Intent: The Harry McDonald Center currently is connected to Municipal water and
sewer; the surrounding residential neighborhoods rely on on-site wells and on-site wastewater systems.
Portions of the surrounding neighborhoods have a history of challenges with on-site systems — most
notably the residential area above Knob Hill Drive, where ground water resources are limited, and several
homes rely on surface water from Carol Creek.

Specific planned water and wastewater policies:

e Approximately 20 additional wells and on-site wastewater treatment systems will be developed to
support the rural residential development proposed for the Muldrow Street parcels & Carol Creek.
Parcel A. This is consistent with the Comprehensive Plan Update, which states public sewer will
only be extended beyond present service districts to the Powder Reserve area, and to serve the area
between the Old and New Glenn Highways from South Birchwood to North Birchwood (the
“Eklutna 7707).
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e Residents in the neighborhoods adjoining the planned new residential areas are concerned about
adequate well water and water pressure. Consistent with standard Municipal subdivision policy, prior
to approving a subdivision plat, test wells need to be drilled and soil samples collected to determine
the adequacy of water for the subdivision and affected adjoining areas (Title 21, section 21.15).

e The wetland and stream corridor along Carol Creek will be retained in public ownership to help
maintain Carol Creek water quality.

Alternatives Considered: The use of public water and sewer was considered for both the new Carol
Creck and Muldrow parcel residential areas, which would require parcels of no less than 2 dwelling units
per acre. This was not pursued because of the high cost, and the desire of local residents to limit
residential density.

Development Policies:

e Develop appropriate water and sewer facilities to accommodate the proposed areas of development.
e Ensure that new wells and on-site systems do not impact existing systems or water quality.

e Explore options to pay for necessary extension of public water and sewer to serve the Carol Creek
low and medium density residential areas. This will require cooperative arrangements between the
MOA, as it improves the McDonald Center, and the private developers of Carol Creek residential
projects.

Parks and Natural Resources Standards

The proposed 26-acre natural resource area is the backbone of the uses planned for the Carol Creek
parcel. Preserving this wetland and creek corridor is essential to maintain the quality of the surrounding
neighborhoods, preserve and protect critical wetland habitat and important drainage functions, improve
property value, and provide recreation opportunities to area residents.

Specific development objectives for the natural resource corridor include:

e Ensure connectivity through the greenbelt to and from all surrounding neighborhoods and the
adjacent commercial areas. Retain a “green window” along the road looking into the natural resource
corridor.

e Provide a network of non-motorized trails within the corridor as well as a public access route leading
to Chugach State Park to the east. Existing informal trails in the area provide a good sense of the
locations and number of needed trails.

e Develop a parking area and trailhead on south side of the McDonald road, for users outside of the
nearby neighborhoods.

e Design trails to minimize impacts on water quality and the natural environment. Allow only limited
clearing of vegetation for trail development. If and when the trail is constructed east of HLB
property into Chugach State Park, (crossing land currently held by the BLM), ensure that the trail is
set back from the Creek, to protect water quality.

e Work with the Eagle River Parks and Recreation Department to improve and maintain the area. It is
the intent of the Heritage Land Bank to set aside portions of this natural resource corridor in a
wetland mitigation bank. The decision on whether some portion of this area may become Municipal
Parklands will be made in the future

e Comply with Army Corps of Engineers requirements in order to obtain wetland mitigation credit for
retention and conservation of the wetland.

e Note- Carol Creek and Muldrow have 15 foot “screen easement” in their original plat as well as a 100
foot creek maintenance development setback.
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Bl IMPLEMENTATION: STEPS TO DEVELOPMENT 7

Following plan adoption by the Anchorage Assembly, this plan will officially amend the Chugiak-Eagle
River Comprehensive Plan; parcels designated as “special study areas” in the C-ER Comprehensive Plan
Land Use Map will be replaced with the plan land use recommendations (Map 2). As an officially
adopted element of the comprehensive plan of the Municipality, the plan will be recognized as official
Municipal policy.

Prior to HLB disposal of parcels and eventual development, the following steps should be taken.

Rezone and Replat: A tract plat is needed in order to effectuate the land use recommendations and establish
boundaries for the recommended zoning districts per Table 5 below. The new zoning districts will contain
special limitations to ensure development will be consistent with residential development guidelines
established in this plan. Special Limitations will be based on this plan’s development guidelines.

HLB Disposal: HLB may proceed with the disposal of the residential tracts, as required by AMC
25.40.025. This process requites public notice including:

- Publishing in one or more newspapers of general circulation;

- Posting a sign on the land for the proposed action;

- Providing individual notice to all property owners within 500 feet of the outer boundary of the
affected Heritage Land Bank parcel or providing individual notice to all property owners nearest
the outer boundary of the Heritage Land Bank (whichever is greater);

- Notifying the Community Council within which the affected Heritage Land Bank land is located;

- Notifying all persons requesting general notice of proposed HLB land management activities.

This process also requires a Heritage Land Bank Advisory Commission (HLBAC) review hearing, public
hearing at the Anchorage Assembly and Assembly approval of the disposal. HLB would proceed to
convey the property/ies. To the extent practicable, HLB will }ikely include notice in the conveyance
documentation of the requirement that development is to be consistent with this plan. After receiving
comments from the general public regarding the possible disposal, as well as area Community Councils
or other parties, the HLBAC will make its recommendation to the Assembly. The disposal must then be
presented in a formal public hearing before the Assembly and approved by Assembly ordinance.

Subdivision Application: The new owner/developer of the property will proceed with the application for
a preliminary plat per AMC 21.15.100, 21.15.110, and 21.15.115 for the ateas zoned R-7 SL. Further
subdivision of the multi-family tracts may also occur but is not necessarily required.

Site Plan Review: The areas described in the Development Guidelines section — areas B, C, D of the
Carol Creek Parcel — are required to submit a site plan for approval per 21.15.030. The purpose of the
site plan is to ensure the development is consistent with the development guidelines established by this
plan, as well as special limitations of the underlying zoning. In some cases, the subdivision application
and site plan review can occur concurrently.

Planned Unit Development (PUD): As indicated on page 33, the plan explains that the developer of the
Carol Creek Residential area is allowed the option of a conditional use application to develop a PUD,
which allows up to 10% of the total development square footage be used for local serving commercial
uses. Should this option be used, AMC 21.50.130 provides standards to be used in conjunction with the
plan development guidelines.

Table 5, Implementation Summary, recommends zoning districts for the HLB parcels.
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Table 5: Implementation Summary

Land Use Recommended
PARCEL NAME Classification Zoning Zoning Notes
Park and Natural Retained in public
North Knoll Resources PLI ownership
Provides the same
Residential density and lot size
Muldrow Street (low density; requirements as
1-2 dua) adjacent existing
R-7 housing.
) ) Provides the same
Section A Residential density and lot size
Rural Residential (low density; reguiremen.ts as
1-2 dua) adjacent existing
R-7 housing.
Section B.
Park and Natural
Natural Resource Rzl;oz:‘ces atdra PLI Retained in public
Corridor ownership
SL requires
administrative site
c Residential plan review,
Section C ’
Rec.(ljon ial (low/medium R-2M SL conformance to
Carol Il density; 7-10 dua) design standards
Creek and cap on number
of units.
SL same as above.
) ) PUD conditional
Section D Residential use available which
Residential (medium density; R-2M SL would allow
7-15 dua) limited, local
serving
commercial.
Residential (very SL tc;) cap ?:owed
Section E low density/ Park number of homes
South S| and Natural R-10 SL (5) and require
outheast Slope Resources conformance to
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design standards.
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