4.0 HOUSING DISTRIBUTION ANALYSIS

4.1 Introduction

The Anchorage Municipality will increase greatly in
population over the next twenty. years. The population
growth will be attributed most directly to additional
ernployment opportunities generated by economic activity
throughout Alaska. Historically, Anchorage's popula-
tion growth has primarily been the result of in-
migration, and it is anticipated to continue. In order
to provide adequate housing for the variety of life-
styles the population growth will entail, housing .
issues will have to address housing type, location, and
density. In so doing, preservation of existing neigh-
borhoods must also be dealt with. '

Today, roughly half of all the land in the Anchorage
Bowl is being utilized. Of the remaining undeveloped
residential land, 6l% exists in Hillside. 1In order to
provide a more egquitable distribution of development
and growth impacts, some proportion of additional
housing of varying type, location, and density should
be provided in the Hillside along with other areas of
the Municipality. :

4.2 Municipality of anchorage Population Projections and
Distribution -

The 1980 population of the Municipality of Anchorage
was 174,431. The population is projacted to increase
to 318,366 by the year 2000. The additional growth
from now till the end of this century is anticipated to
be ove¥r 143,935 people, nearly a doubling of the 1980
population. Projections of the future population
growth for the Municipality and its areawide distribu-
tion are given in Table 4-1. :

~ This copy of the Hilside Wastewater Management Plan provided by
Anchorage's HiIIside area Home and Land Owners Organization
(HALQ, Inc.)  www.anchoragehillside.org
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Table 4-1

current and Projected Population:
Municipality of Anchorage

1280 . - 2000

Census Projection
Anchorage Bowl : 143,451 258,501
(includes Hillside)
Military 17,499 : 17,499
Eagle River/Chugiak/Eklutna 12,835 36,0686
Turnagain Arm . 656 6,300
Municipality of Anchorage 174,431% 318,3662

lsource: U.S. Bureau of Census
2source: Institute of Social and Economic Research

Approximately one-fifth of the additional growth will
take place in' the Eagle River/Chugiak/Eklutna and
Turnagain Arm areas. Their rate of growth will be.
higher than the rate for the Anchorage Bowl. Both
areas are anticipated to develop and expand on infant
utility and pubic services systems. '

~Along Turnagain Arm, most development will take place
in-Girdwood Valley where a community sewer system 1s
programmed to expand. Girdwood, however, is primarily
a recreational community where roughly 80% of all the
current dwelling units are second homes which are o
occupied on a temporary basis by non-residents of that
community. Consequently, it is difficult to assess
what amount of future growth will actually result by
permanent residents. '

The Eagle River/Chugiak/Eklutna area is projected to
absorb 16% of the additional populatiocn growth to the
year 2000. Major reasons for the rapid growth would be
the expansion of the sewerage and water systems in
Eagle River and supply of land. The supply of
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privately—owned residential land (including Eklutna
Native Land celections) totals more than 28,000 acres.
However, nearly two-—thirds of this land is in environ-
mentally sensitive regimes as wetlands, floodplains, OT
steep slopes., and cannot be easily developed upon.

Under the Eagle rRiver/Chugiak/Eklutna Comprehensive
Plan, saturation development could possibly accommodate

a population of 80,000. The area remains, however, a
gizeable distance from the major employment area
located in the Anchorage Bowl. Develcopment to satura-

tion would reguire major expenditures for capital
improvements and basic services. Current development
patterns and community aspirations are, in many ways,
very similar. to those found in Hillside. The Eagle
River/Chugiak/Eklutna area is projected to grow at a
rapid pace, tripling the population over the next 20

years. However, its greatest growth will more likely
occur Weyond that time period. ‘

Anchorage Bowl Housing Distribution

The Anchorage Bowl is projected to grov by an addi-
tional 115,050 people, four-fifths of the projected
growth. Factors to cause this growth in the Bowl will
be close proximity to work, shopping, and leisure -time

activity areas; and availability of land with public

services and utilities which would allow greater
variation in housing choice. Using an average of 2.0
people per household (comparable to existing average
household size in anchorage), the additional populaticn
growth would create a housing demand totaling 44,250
dwelling units. After a 3% vacancy rate is factored
in, the actual demand for additional housing would
approach 45,600 units. Wwhen added to the number of
dwelling units in the anchorage Bowl {59, 730), the
total number of units needed® to adequately house the

projected'population for the Anchorage Bowl in the year
2000 would be 105,300.

The Anchorage Comprehensive Development Plan is
currently being revised. One of the major issues being
addressed in the FPlan is the distribution of future
housing by type, location, and density. The purpose

for addressing future housing distribution is to opti-
mize the use of existing public facilities and utilities,
minimize impacts oOn existing community development, and
determine where additional public improvements and
services can best be provided..

' several locational factors were utilized in the housing

distribution. They were:
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Compatibility with surrounding developmeﬁt,‘and
preservation of neighborhood stability;

Environmental factors, particularly wetlands;

Accessibility to transportation routes and employment
centers: '

Proximity to amenities, particularly large urban
parks, greenbelts, and open space; and

Geographic distribution of undeveloped land.

The major factor in the distribution of housing is
undeveloped land, and particularly residentially and
unrestricted zoned land. Approximately 3% of the
existing housing stock would be replaced with new
‘housing. It was also determined that commercial or
industrial areas to be re-developed would remailn
commercial/industrial. Consequently, additional
housing will, for the most part, have to take place on
currently undeveloped land. ‘ ‘

In the process of revising the Anchorage Comprehensive
Plan, a detailed land use and vacant land inventory of
the Anchorage Bowl was performed. The results were '
utilized in conjunction with the locational factors
mentioned previously in preparing the recommended Land
Use and Residential Intensity Maps for the Comprehensive
Plan. Residential land use and undeveloped land com-
parisons by various areas of the Anchorage Bowl are
included in Table 4-2.

The greatest portion of current . housing {(nearly 70%) is
located in the northern portion of the Anchorage Bowl,
the remaining 30% is in the central and southern por-—
tions. - However, thé greatest portion of remaining
undeveloped land (86%) is located in the central and
southern portions of the Bowl.  Hillside accounts. for
618 of the total remaining residential land supply.

1f all the residential land in the Anchorage Bowl was
fully developed in accordance with the densities pro-
pesed by the Residential Intensity Map of the revised
Compr ehensive Plan and preliminary recommendations of
the Hillside Wastewater Management Plan, the Bowl could
support approximately 120,500-157,600 dwelling units.
This is 14.4%-49.6% more than would be needed in order
+o meet the Year 2000 housing demand projection of
105,300 dwelling units. '
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In order to maintain a healthy housing market, it is
appropriate to maintain a surplus land supply that
could accommodate 25% more demand than would actually
pe used. This is a standard design factor used in com-
munity planning throughout the U.S. It is highly unli-
kely that development will ever reach saturation.
However, it is very likely that population growth in
the Anchorage Bowl will continue after the Year 2000,
though possibly at a much slower pace. Consequently,
the recommended Residential intensity Map reflects an
adequate range of housing densities which could accom-
modate future housing demand in the Anchorage Bowl.
Concern for residential land shortages may arise,
however if future development continues to coccur at the
lower ranges of housing densities indicated on the
Comprehensive Plan Residential Intensity Map. For
example, most detached and attached single-family
housing is projected to occur within & range of 3-6 and
7-10 dwelling units per acre respectively. and, in

' 1981 which was an active year for single~family home
construction, most of the new single-family sub-
divisions were platted at 3.5 and 7.0 units per acre
respectively. The impact will be that more land is
consumed in meeting housing demand over the next 20
years than expected under the Comprehensive Plan. The
result may be little or no surplus of vacant land
beyond that time period. o

The current residential density of the Anchorage Bowl
is 4.4. According to the Residential Intensity Map of
+the Anchorage Comprehensive Plan the overall Bowl den-
sity would remain relatively the same or drop somewhat,
whereas most of the Bowl outside of Hillside would
encounter slightly higher densities due to in-filling
at slightly higher levels than currently 1is the case
(see Table 4-2). Hillside would increase its share of
the total Bowl housing stock from 7.20% to 14.83%.
Tétal Humber of additional dwellings to be built in
Hillside ©tould range from 13,100-21,125. This is
somewhat comparable to the total number of additional
housing units that would be developed in either the
central area of Anchorage {(Sand Lake, Campbell-Taku,
and Abbott Loop sub-areas) or northeast (Muldoon,
Mountain View, and Lake Otis sub—areas) .

It appears that Hillside would remain relatively at the
same low density level. However, a closer lock at
housing distribution in the Hillside will reveal a wide
range of proposed densities from less than 1 per acre
up to 30 per acre.
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Hillside Housing Distribution

The Hillside area contains approximately 20,000 acres
cr nearly one-third of the Anchorage Bowl. 5,300
acres, or 26% are already being utilized. Of the
remaining 14,700 acres, nearly 12,000 are zoned for
residential use or unrestricted. The balance is public
land.

Although there is an abundance of land acreage in :
Hillside, the area is not without its own environmental,
economic, and socio-cultural limitations to residential
development. Deep peat deposits, shallow water table,
steep slopes, and/or shallow bedrock characterize much of
of Hillside. Roughly 40% of Hillside is generally unsuit-
able for any type of individual on-site waste dispesal
systems because of the natural environmental charac-

+teristics menticoned above.

The high costs of providing adequate wastewater dispo-
sal, water supply, road access, and utilities to much
of the area alsc act as limitations. In much of the
Hillside where natural environmental features are

- unconducive. to development, specific measures can be

taken to provide adequate Yousing. But, it inevitably
requires a higher cost. :

. Additionally, residential development patterns and com-

munity attitudes are well established in Hillside.
These patterns and attitudes, for the most part,
reflect a desire to maintain low densities and fewer
public services. Exceptions are found in western por-
tions of Hillside, where greater accessibility to
roads, utilities, and public sewer and water are
available. :

_Iﬁ 1980, there were over 4,300 dwelling units in

Hillside. 3,500 of then relied upon on-site systems,
while the remaining 800 were hooked into the Municipal
sewer system. Another 2,200 dwelling units are

programmed for construction with sewerage during the

1981-1986 time period. They are mostly in developments
such as Independence Park and Montague Manor which are
located west of Section 16, and Turnagain View and
Huffman Hills Subdivisions, between Huffman and
DeArmoun Roads.
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The greatest portion of the Hillside area is recom-
mended to remain at low density, generally less than
one dwelling unit per acre. Sewerage is reccmmended
for approximately 3600 acres, or 18% of the Hillside
area. The sewerage areas —-— generally located in the
lower or western Hillside between Abbott and DeArmoun
Roads, and south of Rabbit Creek Rcad -- will allow for
a greater amount and range of densities. With a fuller
range of public services serving this area, a wide range
of housing type will also be possible. The recommended
density patterns, however, still reflect the applica-
tion of the location criteria mentioned earlier ir
order to minimize impacts on existing neighborhcods in
the area.

Highest densities with expected housing to be either
rental or owner-cccupied multi-family units are indi-
cated in the wvicinity of the New Seward Highway/
O'Malley Road interchange. Densities would range from
11-20 and 21-30 units per acre. Several factors make
this area attractive for multi-family housing. Good
accessibility to transportation facilities, employment
centers, and proposed open space/recreation highlight
this area. Further south toward Huffman and DeArmoun
Roads, recommended density patterns are somewhat lower
in ‘the 3-6 units per acre range. Predominant housing
type is expected to be attached or detached single~
family units. However, with proper site design and
public sewer, development up to 10 units per acre would
be allowed in certain areas. : ‘ ‘

South of Rabbit Creek Road approximately 1800 acres of
land in predominantly large tracts exist which are also
recommended for development ranging from 3-6 units per
acre with up to 10 allowed under certain circumstances.
Due to the physical nature of much of this area
(localized topogrdphy, surficial geology, hydrology) it
is anticipated that development will be mixed ranging '
from clustered single-family to clustered multi-family
housing.

The proposed sewerage area reflects a strategy to pro-
vide sewerage service to those areas of the Hillside

~ that have been identified as envirommentally unsuitable
for any type of on-site disposal system, and which are
geographically located within reasonable distance to be
feasible for sewerage; and to geographic areas that are
largely undeveloped and remain in large tracts which
are contiguous to areas currently served by a sewerage
system.
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The recommended density patterns reflect the applica-
tion of locational oriteria which maximizes accessibil-
ity to major public facilities and services. In
addition, transitioning/buffering standards have been
established and recommended for implementation in con-
junction with the density patterns. (See Chapter & for
description of transition area standards.)
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PUBLIC FACILITIES

Because of the expected population growth in the
Hillside. area, certain public facilities will be
required beyond that already present {see Housing
section). These facilities include public water and
sewerage, parks, schools, fire and police protection as
well as storm drainage and road improvements. The
following figures for dwelling units and population
were used. These figures represent an unspecified
future saturation development condition where all
developable land has been utilized in some manner.
This future population estimate is in turn used as the
basis for public facility cost estimates and demand
projections. These estimates and projections are
outlined for each public facility following.

Hillside "Sub-Areas" Dwelling Units Population

Area 1 -— - 1204-1980 3g77-6376
Future . Area 2 - 2453-3910 7892-12, 590
[sewered Area 3 = 2200-4440 7,084~14, 297
areag) Area 4 - 3150-6300 . 10,143-20, 286
: 9007-16, 630 29,003-53, 549
 Already sewered,
Present programmed for
sewering and ]
non-sewered areas 8800 28, 336
Total, All areas ' 17, 807-25, 430 57, 339-81, 885
Note: Peopulation projections based on an a&erage household

size of 3.22 people/dwelling unit.

Water

The figure recommended in the Metropolitan Anchorage

"Urban Study and the Alternative Land Use Study for

estimating future water demand is 157 .
gallons/person/day {(gped). Simple water demands pegged
to each of the sewered areas are given below. Further
detailed treatment of additional water distribution
line needs, the proportion of private wells in sewered
areas, and the question of additional production wells
and storage for south Anchorage will be reguired.

39



Future Sewered Areas ' Water Demand (gpéd)

1 0.6-1.0 million

2 1.2-2.0 million

3 1.1=2,.2 million

4 1.6-3.2 million
Total 4.5-8.4

million
5.2 Sewerage.

The figure used in the Alternative Land Use Study for
estimating future sewage flows is 120 gpcd. This
figure takes into account the fact that not all water
use ends in sewage flow and allows for infiltration
inflow as well. Adeguate sewage flows would be main-
tained if the water demand outlined above is provided.

Sewerage cost 1s dependent upon the number of residen-
ces within a given service area as well as subdivision
design. The sewexage capital costs per dwelling unit
are lowered as service area dwelling units increases.
Moreover, clustered regidential development, as an
alternative to detached single-family development,
would allow for lowered capital costs due principally
to shortened sewer length. For ease of estimation, -
however, the séwerage COsStsS below are given for conven-
tional detached single-family development and are based
on a mid-point dwelling anit figure for each of the
dwelling unit ranges in each of the future sewered
. areas, 1l1-4. See the chapter ©n Economic Analysis . for
further -detail. '

Capital Costs{$)
. Pumping-
Sewer o Station Operational
Lateral Service Trunk and Force .
Area DU's | Improvement Connect Improvement | Mains Total Per Year/

‘ Costs/DU Costs/DU | Costs/DU Costs/DU Cost /DU DU
1 875 4350 1650 . 1600 .0 7600 20
2 2730 2950 1200 600 0] 4750 : 20
3 3320 3630 1200 680 270 5780 a0
4 4725 1730 1200 700 . 270 - 4 - 39200 a0

5.3 Parks

The Hillside community is well endowed with regional
parks and near access +o Chugach State Park. However,
smaller parks which serve the needs of people closer to
home, such as neighborhood and community parks, must be
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provided. The national standard relating park acreage
to population is 2.5 acres/1000 people for both these
types of parks. The neighborhood parks, (e.g. O0'Malley
Park), which may include tiny vest pocket parks, range
in size from 5-20 acres and serves a population of
approximately 2, 000-10, 000 people. The community park
(e.g. Rabbit Creek Park), on the other hand, ranges in
size from 20-100 acres and serves a population of

10, 000-50, 000 people. ,L The additional park acreage
required under the national standard for these two park
types is presented below. o

Ne ighborhood Community
Needed Additional Required Needed Additional Required

143-205 ac. 137-199 ac. 143-205 ac. 74-136 ac.

These park land needs may be met by several alter—
natives beyond the conventional fee simple acguisition
of private property. Existing public lands may be used
to satisfy these needs (e.g. Schools, Section 36 etc.).
Cluster development will also provide usable open space
for recreation needs.

Schools

The Anchorage Schocl District plans for its future
school needs based on its projections of children per-
household. These projections are based upon the
average enrcllment capacity for the standard size
school (528 for elementary, 900 for junior high, and
1650 for senior high). This capacity was in turn pbased
on an assumption of 0.3-0.8 child per househeold for
elementary school age .children and an assumption of 0.8
child “per household for junior and senior high school
children. A further assumption was made evenly distri-
buting enrollment—eligible ages with no allowance made

for any change in age structure.

Three elementary and cne junior and senior high school
each are presently built.. One additional elementary
school is being programmed for construction (Golden
view) and another elementary school is under study
(Section 16). If one was to count these latter elemen-
tary schools as "built" for a near-future total of five
elementary schools, and considering that future schools
may be somewhat larger, the additional schools required
under saturation residential development are estimated
as given below. . o
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Elementary Jr . High 'Sr. Hi

E}

6=-9 1-2 1

Fire Protection

Fire protection'facilities are based largely on housing
density and response time. Building type determines
what kind of fire eguipment is assigned to a given sta-
+ion. Three fire stations are currently located in the
Hillside with back up from other surrounding stations.
according to the Fire Department, a ratio of 1 fire-
fighter to 650 residents is scught. However, despite
projected population increases no further increase in
fire stations is anticipated. Rather, an increase in
staffing based in existing facilities would be used to
accommodate the growth.

Police Proteétion

Police Department coverage does not currently extend to
the Hilleside. That coverage is provided by the State
Troopers. It is anticipated, though, that within the
next Ffive years municipal police protection will extend
to the Hillside. No need for police stations is fore-

- seen, however.

1f the Hillside votes in police protection before a new
police headquarters facility can be built in the mid-—
town area, the need for a pbooking facility of 700=-1000
sq. ft. office space will be great. This booking faci-
l1ity should be located in the general vicinlty of old
Seward and Dimond. This facility would be similar to
the Eagle River station-

The only police facility needed within the Hillside
area is the 20 acre training site being considered in

Section 36 southeast of Rabbit Creek Road. Such a site
would, however, be relatively independent of any popu-

lation growth in the Hillside area.

Storm Drainage

Storm drainage improvements cannot be undertaken beyond
the service area boundary. Consequently, until voters
approve expansion of the present service area, no engi-
neering or construction of drainage improvements beyond
the present service area may begin. At present, the
South Anchorage Drainage Study is under contract. That
study will recommend several drainage improvements par-

" ticularly in certain parts of the western Hillside
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area. - Drainage improvements are currently being
planned for the (approximately) 30 percent of Little
Campbell Creek within the service area. Finally,
Furrow and Rabbit Creek are under study only (no
drainage improvements planned}.

Although the need for storm drainage improvements will
be greatest in the sewerage area as development occurs,
sur face drainage planning will also need to be done for
the non-sewered area of Hillside as well. Proper
drainage planning will be critical to the in-filling of
future subdivision of Hillside as it relates to the
retention/disposal of surface water from roads and
building sites.

Road Improvements

A thorough analysis of traffic patterns and transpor-
tation needs in the Hillside area is reguired. For the
present, however, the Official Streets and Highway Plan
(0OSHP) has identified several minor arterials and
collectors in the Hillside Area. A number of these
streets have not been improved to the standards iden-
tified in the OSHF. However, the Capital Improvements
Program budget will be funding improvements to both
Lake Otis Parkway and Bragaw Street. These funded
improvements should follow the guidance of the Hillside
Wastewater Management Plan particularly as related to
the Transition Area Standards. Moreover, future
transportation plans for this area and programming of
street improvements should be based on the Hillside
Wastewater Management Plan. Thus, even preliminary
need identifications or costs are premature at this
time because development in several large parcels
recommended for sewerage has not as yet been platted.
Such development will greatly affect this analysis.

Alternative Sewerage Area Plans

In the course of this study three alternative sewerage
areas were planned beyond a "baseline" condition of
land already sewered and programmed for sewerage. The

‘following figures for dwelling units and population

were used for each of the alternatives:

Alternative Dwelling Units Population
Baseline 10,000 32,300

1 16,530 53,227

2 32,644 105,114

3 18,850 59,461

The public facility needs and costs where appllcable
are summarized below.
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Water

water Demand {(gpcd)

Public facility assessments for fire protection, police

protection,

storm drainage and road improvements are

unchanged from the discussion above for the recommended

sewerage area.
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Alternative
Baseline 5.06 million
1 8.36 million
2 16.50 million
3 9.34 million
Sewerage
Total
‘ Sewerage Cost
Units {Lineal {(Million
- Alternative Served Peet) Dollars)
Raseline - - -
1 6,865 151,400 10.21
2 23,144 333,800 25.45
3 9,016 181,300 12.10
Parks
. : Neighborheod” = ™. Community .
Alternative Total Need Add'l- Req. Total Need Add'l Req.
Baseline 81 ac. 75 ac. 81 aé. 12 ac.
' 1 133 ac. 127 ac. 133 ac. 133 ac.
2 263 ac. 157 ac. 263 ac. 263 ac.
3 1492 ac. 143 ac. 149 ac. 149 ac.
Schoolg
Elementary ~Jr. High Sr. High
‘Alternative (Add'l Reqg.) (rad'l Req.) (Add"1 Reqg.)
Baseline 2.65 0.78 0.85
1 7.97 1.67 1.82
2 21.12 3.88 . 4.23
3 9.55 1.94 2.11




TRANSITION AREA STANDARDS

Intent .

The following concepts are intended to apply to the
tracts of land at the periphery of the sewered and non-
sewered areas. It is not intended that this apply to
other tracts well within the sewerage area boundary.
It is intended that the existing character of rural
Hillside neighborhoods be preserved and reflected in
the transition space at the periphery of the sewerage
area. This transition space would serve to mitigate
the "visual, noise, and traffic impacts of one residen-
tial density upon the other. At a minimum, the tran-
sition space would reflect the physical character of
adjacent, existing development in the non-sewered
areas. Moreover, these standards recognize the rela-

~tionship of the extension of public sewer and water

infrastructure, associated development densities, and

the perception of the impacts of new development.

Process

This section cutlines the administrative process by

which the transition concepts will be put into effect

in order to assure the accomplishment of the objectives
outlined below. The process would adapt the current
rezoning and platting procedures through the vse of
Special Limitations upon which the rezone will be con-
ditioned. Title 21 indicates that special limitations may:

L.2. require compliance with such design standards
relating to the construction, design, and place-
ment of buildings, landscaping, streets, roadways,

s pathways, drainage ways, and other site design

features as may be necessary to protect the com-
munity from the impact of. future development.
{21.20.45).

To determine what special limitations would be
necessary, the developer would meet with neighborhood
residents regarding the develcopment options for the
transition area prior to submitting an application for
rezoning to the Planning Department. A community coun-
cil public site plan review session would also be held.
Following these meetings, the developer would submit an
application for rezoning with Special Limitations to
the Planning Department. Included with the application
would be a site plan which reflects the proposed devel-
opment pattern and transition options to be utilized.
The site plan would be reviewed by the Planning Staff
to determine the effectiveness of the proposed develop-
ment in meeting the transition area objectives.
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