Rabbit Creek Community Council

P.O. Box 112354, Anchorage, AK  99511-2354
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June 25, 2007
Municipality of Anchorage

Planning Department

Planning & Zoning Commission

RE:
Case No 11680 Subdivision of 5820 Rabbit Creek Road requested by Canyon View LLC
The Rabbit Creek Community Council is opposed to the replatting of this parcel as presented since it is premised upon R-6 zoning. Our comments concerning the rezoning are presented under separate letter regarding P&Z case 2008-090.
The parcel will benefit from cluster development but this can and should be done within R-9 zoning.

· The area north of Little Rabbit Creek is underlain by good soil and can sustain development in a clustered pattern at a density greater than R-9.

· There are several portions of the area south of Little Rabbit Creek that have soils which will sustain development at a density greater than R-9 but not to the extent as that proposed by the developer.

· Any development south of Little Rabbit Creek that approaches R-6 density in a clustered or non-clustered manner will, by necessity, be situated in large part in wet soils.

Development of this parcel requiring additional roads will jeopardize access to Gudvenia Estates to the east.

· The current access is very challenging for fire, police and other emergency vehicles but the proposed access is much worse.

· The proposed access will result in a steep hill with no ability to gain momentum (or downhill rollout).

Cumulative effects on drainage patterns are of great concern. 

· A certified engineering drainage study should be conducted with the proposed development in mind. This study should identify down stream impacts.

· Density for any clustered development should not be decided until results of the study are available. 

Driveway access to the most eastern lot as shown on the proposed plat traverses an actively eroding slope. This driveway will be an engineering challenge and require extensive down slope stabilization.

Due to the highly rural developed nature of the surrounding neighborhoods, any clustered development scenario should mandate buffers of undisturbed vegetation bordering parcel edges. These buffers should not include utility easements which will be cleared but should be in addition to them.

The parcel is developmentally challenged.

· The parcel is bisected by Little Rabbit Creek . The creek sits in the bottom of a steep ravine which is not developable nor is it particularly useful for a trail accessible stream greenbelt.

· Most of the area south of Little Rabbit Creek is Class C wetlands. There are numerous and virtually continuous sections of soggy soil. Similar soils in adjacent parcels are full of springs which have resulted in numerous problems including extensive winter aufeis. When these soils are disturbed they result in new seepages and changes in drainage patterns.

Development of this parcel requiring additional roads will jeopardize access to Gudvenia Estates to the east.

· The current access is very challenging for fire, police and other emergency vehicles but the proposed access is much worse.

· The proposed access will result in a steep hill with no ability to gain momentum (or downhill rollout).

Cumulative effects on drainage patterns are of great concern. 

· A certified engineering drainage study should be conducted with the proposed development in mind. This study should identify sown stream impacts.

· Density for any clustered development should not be decided until results of the study are available. 

Rabbit Creek Community Council supports the proposed greenbelt surrounding Little Rabbit Creek and extension of public use easements to the east and along Goldenview Drive to the west. These are in keeping with Policy 55 of the Anchorage 2020 Comprehensive Plan.

Sincerely,

Dick Tremaine

Chair, Rabbit Creek Community Council 
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