The Rabbit Creek Community Council has many concerns regarding the Legacy Pointe Senior Housing development. These comments are limited to the Draft Traffic Impact Analysis submitted by the developer.
The USKH Draft Traffic Impact Analysis for Legacy Pointe dated July 2006 is inadequate and should be revised in draft form.  The RCCC provides comments on some of the more egregious errors in the July Draft. We believe the MOA Traffic Department should not sign off on this project, based on the flawed data provided in this TIA.  We look forward to being able to comment on a revised version.

1)
The study incorrectly categories trip generation per dwelling unit per day and grossly under estimates total impact.
· The TIA utilizes 4.28 trips per unit per day (Section 4.1, Table 5).

· Municipal code at 21.85.050 mandates that multifamily housing exceeding two units use 7.3 trips per unit per day when determining average daily trips for the subdivision.

· ITE Trip Generation Manual specifies 8 trips per unit per day for Land Use 251 (cited as the appropriate community in Section 4.1 of the Analysis)

2)
Legacy Pointe will be a significant contributor to the service Level F intersection at Goldenview and Rabbit Creek Roads.

· Extrapolation from the under-estimated number of trips suggests that Legacy Pointe will contribute approximately 10% of the trips at this intersection.

· Level of Service F is not acceptable under Municipal standards.

· The TIA at Section 6, Table 10 clearly shows that Legacy Pointe will be the driving force to increased traffic at Goldenview and Rabbit Creek Rd. Using corrected daily traffic volumes this impact is even greater.

· The TIA incorrectly assumes the project will be completed by 2008.  The site plan application states 5 to 7 years for full build-out, which means that the immediate traffic impact will be directly on Goldenview and the surrounding rural streets of Bettijean and 172nd Ave. and not the “60% utilization of Potter Valley Road” for at least 5 to 7 years.
3)
Revised traffic counts for Legacy Pointe show that the main connection road between Potter Valley Road and Goldenview Drive must be built to Collector standards.

· The TIA should properly estimate at least 4,818 trips per day originating just from Legacy Pointe.

· The study shows that traffic will be distributed between Potter Valley and Goldenview at an estimate of 60/40% (only after full build-out of the property).  During construction Goldenview will be the most likely route for construction vehicles, adding to the already overburdened roadway.
· The study does not account for through traffic from other subdivisions which should find Legacy Pointe a faster route than traversing Goldenview to Rabbit Creek to the Seward Highway.  

· Collector roads are defined by the Municipality as those with an average daily traffic count of 2,000 – 10,000 vehicles per day.  Obviously with Legacy Point alone, this is a necessity.
4)
The TIA states that Legacy Pointe will force the upgrading of Goldenview Drive and Potter Valley Road.

· Goldenview Drive with Legacy Pointe must become a minor arterial street under municipal standards.

· The TIA at Section 6, table 10 shows that the project will increase traffic on Goldenview Drive by over 10%.

· Potter Valley Road must be upgraded to collector arterial status.

· The analysis at Section 6, Table 10 and text clearly shows that Legacy Pointe will more than double traffic on Potter Valley Road. 
5)    The streets are not designed for public transit or school bus travel.

· The TIA at Section 2.4 states that the site is far removed from any transit service available within Anchorage.

· The TIA further states that “the lack of transit is not expected to be an issue.”

· We are unaware of any similar residential developments of 660 multifamily units that are not served by public transit. The developers should be required to adequately document such other non-served facilities as they occur in northern climates.

· Persons 62 years and older will require some public transportation at some time, whether shuttle, taxi, ambulance or helicopter for themselves or their caregivers.

· These developers sold a portion of this property on Goldenview for a potential elementary school site to accommodate the growing population in Potter Valley and the immediate South Goldenview area.  School buses MUST be able to use this collector road.
6)
The improvements proposed for Goldenview Drive and Rabbit Creek Road are not in line with comments made by the Alaska Department of Transportation.

· At the time of Rabbit Creek Road upgrading the ADOT-PF stated that a signal was not possible at the intersection of Goldenview and Rabbit Creek due to grades and winter conditions.

· Contemplation of a roundabout when grade and winter conditions do not allow a signal is counter intuitive and any such consideration requires documentation of existing structures elsewhere in northern climates.
· It appears that improving this intersection is somehow going to relieve the impact of this dense subdivision in this area. There are other solutions to traffic impacts including development of low density subdivisions and building an attractive alternative collector road through this property to relieve Goldenview Dr.
7)
The base assumption of speed on Rabbit Creek Road used for Warrant Three evaluation is incorrect.

· The TIA at Section 7.1.1 assumes a speed of 40 mph on Rabbit Creek Road although the current and State of Alaska specified speed limit is 45 mph. 

8)
The TIA states that 172nd Ave., Bettijean St., and Belarde will be secondary access to this development
· In truth, 172nd is listed as an “unimproved trail” by the MOA. It is not part of the South Goldenview LRSA and was never intended to be a road.  It was built as an easement for the high pressure gas line that serves the area.  Conditions in the winter are extremely dangerous.  Undisclosed is the fact that 172nd has a grade in excess of 20%.
· Similarly, Bettijean St. is a rural dirt road with trees as its base.  Many years of grading have deteriorated this road and those uphill to Goldenview into sub par roads.  Designating these as secondary access is unconscionable for the elderly—or any large development community.

· In the “Technical Appendix A LOS Summary worksheets”  The TIA states that 172nd has a 0% grade and is a level service A. 172nd has a very steep grade, up to 20%.  Many commercial and residential vehicles cannot travel 172nd in the winter and is questionable at times in the summer due to the lack of maintenance and deterioration by weather.
· In fact, a review of all of the data in this LOS Summary show 0% grade for all access points.  In this steep area, this is patently false, as we are sure the Traffic Department is aware and should be sent back for accurate data.

9)
The Legacy Pointe Development does not intend to join the South Goldenview LRSA
· By creating secondary access to this large development on the already deteriorated roads of Bettijean St., 172nd Ave., Belarde Road, Kallendar, Stone Ridge, Ransom Ridge, not to mention Goldenview which are all maintained by the LRSA.  The developer has an obligation to join the LRSA for the impact these residents will have on these already deteriorating roads.  
· The LRSA cannot improve these roads under it structure and the impact of this development by construction vehicles and residents will further degrade them at a cost to the LRSA members.  It is patently unfair unless the developer is required to improve these roads at the time of construction.
10)  The Hillside District Plan 
· Many of these infrastructure problems will be more fully addressed when the HDP is completed.  The MOA should allow this plan to guide infrastructure as intended in the 2020 Plan instead of by piecemeal development not contemplating the area as a whole.

The Legacy Pointe Senior Housing development will significantly increase traffic in the South Goldenview/ Rabbit Creek Road area.  This will be the single project that forces upgrading service status of Goldenview Drive and Potter Valley Road.  The developer should be required to upgrade both roads rather than cost-shifting the burden to Anchorage taxpayers for this developer’s sole profit.  In addition, a full collector road should be built prior to any development from Goldenview all the way to Potter Valley Road with each landowner as a full participant in the plan, including the Heritage Land Bank.  We know the MOA has been working on this plan, however, we believe that there should not be any approval of a new subdivision until it is completed.  This is a crucial link to the circulation problem in this area and a high priority of the Community Council.
The Rabbit Creek Community Council urges the Traffic Department and the Planning Staff to require an accurate Traffic Impact Analysis from the Legacy Pointe developers before any decision is made on the merits of the site plan.  What is provided in draft from is inaccurate, incomplete and is unacceptable to this community.  Traffic is one of the major issues in development of this part of the hillside for life/ safety and access for the residents.  Careful consideration with accurate information is a must.

