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2. MARKET OVERVIEW 

This section of the master plan briefly reviews 
economic factors and current trends in 
Girdwood’s real estate market. Girdwood has 
long been - and continues to be - a popular 
place to live and visit. The growth of 
recreation and tourism in Southcentral Alaska 
and the ease of access to Girdwood from the 
Seward Highway make the community an 
attractive destination. Continuing population 
growth in Anchorage compounds the 
pressure on Girdwood, bringing both 
commuters and more visitors. The 
Municipality and HLB understand that 
planning efforts in Girdwood must take these 
larger trends into account, as they have significant influence on the community’s economy, real 
estate market, and development patterns.  

 

Population Growth 
The population of the Municipality of Anchorage, which includes Girdwood, has been 
expanding, and its growth is projected to continue at a modest rate through the next decade. In 
the twenty years between 1980 and 2000, Girdwood’s population doubled, and continued 
growth is expected (Table 2.1 Municipality of Anchorage Population Projections).  
 

Table 2.1 Municipality of Anchorage Population Projections 
 1980 1990 2000 2010 2020 

Municipality of 
Anchorage 

174,431 226,338 260,283 283,760 295,877 

Girdwood 976 1,360 1,817 2,958* 3,846* 

Source: Alaska Department of Labor and Workforce Development, 2008 and Anchorage 2020. 
*The estimates for Girdwood’s population are derived from growth projections in the Girdwood Area Plan for 2013 (3,300) and from 
the increasing proportion of the Municipality of Anchorage population that Girdwood represents: from less than 1% in 1980 (0.55%) to 
just over 1% in 2010. Using this trend, it is estimated that the Girdwood population will represent 1.3% of the Anchorage population 
in 2020.  
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Residential Real Estate Trends 
Between 1990 and 2000, Girdwood’s population 
rose by approximately 500 individuals. There 
was an accompanying growth in the number of 
housing units, from 1,227 units in 1990 to 1,344 
units in 2000 (Table 2.2 Girdwood Housing 
Supply). Due to increasing seasonal use of 
residential units, Girdwood has experienced a 
noticeable drop in the number of homes listed 
as vacant and a corresponding increase in the 
demand for housing. New residential projects 
proposed in the Girdwood vicinity, particularly 
the 710 units proposed in the Crow Creek area, 
may relieve some of this pressure, although their 
target market will be predominantly second-
home buyers, not year-round residents. Overall, 
the increase in the number of housing units may 
not be keeping pace with the growth of the year-
round population. 

 

Table 2.2 Girdwood Housing Supply 
 1990 2000 

Total Housing 
Units 

1,227 1,344 

Occupied Housing 540 821 

Vacant Due to 
Seasonal Use 

590 436 

Source: GAP (1995) and the State of Alaska Department of Commerce, Community, and Economic Development (DCCED) (2008) 
 

Land available for development in the Girdwood area has always been limited. The 1995 
Girdwood Area Plan determined that only 288 acres out of a total 11,860 undeveloped acres 
(which included Municipal, State and private land) were privately owned. Although a full land 
use inventory has not been conducted since the 1995 GAP, the fundamental issue remains 
unchanged: Girdwood is outgrowing its supply of private land available for development, with 
predictable upward pressure on market prices. The average sale price of residential properties 
has almost doubled in the past ten years (Figure 2.1 Average Residential Sales Prices in 
Girdwood 1998-2007). During the same period, the number of undeveloped parcels of land for 
sale, admittedly a very small sample to begin with, decreased by half, while the sales price more 
than tripled and the number of days on the market dropped from over a year to just a few 
months or less (Table 2.4 Recent Residential Sales in Girdwood). 
 

Figure 2.1 Average Residential Sales Prices in Girdwood 1998-2007  
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Based on Multiple Listings Service data. Source: Dynamic Properties Girdwood and MLS. Prices in $ 2007.  
 

Not surprisingly, the Girdwood real estate market, though small compared to the overall 
Anchorage market, is robust. Over the past ten years, data on the annual sales of single-family 
homes, condominiums, and vacant land indicate that while annual sales volumes have been 
relatively steady in all categories, prices have soared (Table 2.4 Recent Residential Sales in 
Girdwood). The average price for a single-family home has doubled, condominium prices have 
increased an average of 88% percent, and vacant land prices are up more than 330 percent. In all 
cases, average selling prices were virtually the same as the list prices, suggesting a sellers’ market. 
Average days on the market for single-family homes fluctuated quite a bit, but for 
condominiums and vacant land it dropped by more than half.  
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Table 2.3 Historical Data on Girdwood Residential Real Estate Sales 
Year Number 

sold 
Average 
List Price 

Average 
Sold Price 

Average Days 
on Market 

Single-Family Residential 

2007 34 $452,952 $436,475 109 

2006 22 $421,832 $411,392 38 

2005 15 $358,808 $350,940 30 

2004 28 $306,884 $301,189 50 

2003 31 $335,544 $326,951 82 

2002 24 $270,988 $260,207 118 

2001 25 $280,058 $270,977 83 

2000 34 $235,145 $228,046 96 

1999 37 $212,637 $205,072 88 

1998 39 $228,574 $221,522 187 

Condominiums 

2007 38 $245,405 $239,294 92 

2006 30 $235,796 $231,963 71 

2005 20 $158,100 $156,365 24 

2004 32 $164,395 $162,504 48 

2003 33 $125,847 $124,130 43 

2002 41 $125,996 $121,876 67 

2001 43 $113,123 $111,339 154 

2000 34 $126,299 $121,304 125 

1999 25 $110,167 $107,441 104 

1998 29 $130,126 $123,974 205 

Vacant Land 

2007 8 $177,725 $171,112 106 

2006 10 $182,882 $176,137 78 

2005 11 $162,593 $155,900 23 

2004 12 $150,163 $139,474 56 

2003 17 $79,622 $74,276 185 

2002 16 $147,026 $95,632 239 

2001 16 $96,209 $91,451 429 

2000 11 $53,216 $51,464 872 

1999 12 $175,569 $80,708 139 

1998 15 $63,180 $58,673 480 

Source: Dynamic Properties Girdwood 

All prices are in 2007 dollars 
using the CPI index created for 
Anchorage by the Alaska 
Department of Labor and 
Workforce Development. 

Sales include both existing and 
new construction. 
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More current information tells a similar story. Table 2.4 lists sales volume and average prices for 
January through February 2006, 2007 and 2008. The average price for homes and condos has 
increased while sales remain constant. The average price for condominiums, only two years ago 
much more affordable than single-family homes, has risen at a far faster rate, and unsold 
inventory at the beginning of 2008 was much higher than in the previous two years.  
 

Table 2.4 Recent Residential Sales in Girdwood 
 Jan-Feb 

2006 
Jan-Feb 

2007 
Jan-Feb 

2008 

Homes    

New Listings 5 12 6 

Sold 2 2 3 

Average Price $431,000 $429,500 $472,500 

Condos    

New Listings 7 6 16 

Sold 5 6 3 

Average Price $202,583 $247,512 $411,000 

Land    

New Listings 4 4 2 

Sold 4 1 1 

Average Price $167,500 $165,000 $182,000 

Source: Dynamic Properties Girdwood  

Proposed Residential Developments 

Crow Creek Neighborhood 

The 2005 Crow Creek Neighborhood Land Use Plan will guide the development of over 1,000 
acres of land owned by the Heritage Land Bank over the next twenty years. The development 
plan calls for a mix of single- and multi-family housing, open space, and recreational amenities. 
There will be some relatively high-density housing in several development clusters. The Crow 
Creek neighborhood, when fully built out, could have as many as 710 housing units and 
residential lots (Table 2.5 Crow Creek Neighborhood Plan). Reflecting the anticipated cost of 
development, market forces, and the size of the lots, the housing is expected to be mostly mid- 
to higher-cost units, with up to 25% of the units reserved for sale as lots to individuals. The first 
phase of the plan is expected to commence in five to seven years. 
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Table 2.5 Crow Creek Neighborhood Plan 
Area Acres Single Family 

and Duplex 
Units 

Attached Units Total Housing 
Units/Lots 

Total Development Areas 281 350 115 min - 360 max 465-710 

Open space 718 -- -- 0 

Total 1,000 350 115 min – 360 max 465-710 

 

Glacier-Winner Creek 

The Glacier-Winner Creek area has been discussed as another potential location for residential 
development in Girdwood. The area has recently been the subject of a market analysis that 
found limited real estate potential. The study, conducted by Peterson Economics (A Market 
Analysis Evaluating Potential for Real Estate Sales Within a New Destination Resort in Girdwood, Alaska, 
May 2006) found that while the location, views and access of the Glacier-Winner Creek area 
were all good, the construction costs would be high.  

To evaluate potential demand, the study analyzed data on demographic trends, visitation, real 
estate sales, and other market information. The two primary markets identified in the study were 
second-home buyers from Anchorage and the Lower 48 and permanent-home buyers from 
Anchorage. The study estimates that current demand would support an annual absorption rate 
of approximately 25-30 units per year and that there would be several barriers to any effort to 
increase that number, including price sensitivity in the Anchorage market, climate and distance 
from the Lower 48 market. This development, if it were to happen at all, is thought to be, at 
best, fifteen to twenty years into the future. 

Moderately-Priced Housing 

While it is possible that the already-proposed residential developments could alleviate some 
pressure on housing prices over the next five to twenty years, it is more likely that these units, 
designed primarily for a resort market, will not greatly alter the housing picture for the majority 
of prospective local residents. Moreover, increasing infrastructure and construction costs will 
compound upward pressure on housing prices. In view of the current real estate outlook in 
Girdwood, there will be a growing need for low- to moderate-income housing for year-round 
residents. 

Resort Employee Housing 

Alyeska Resort provides housing for some of its employees and in December 2007 finished a 
20,000 square foot housing project at the resort base called Powder House. The project will 
house up to 120 people in two-bedroom to four-bedroom apartments. Nonetheless, housing for 
employees is extremely limited and is available only on a first-come, first-served basis.  

Creekside Apartments 

Creekside at Alyeska, constructed between the New Girdwood Townsite and Girdwood School, 
has provided a number of needed affordable housing units for the Girdwood community. The 
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22 two-bedroom apartments and eight one-bedroom apartments were financed through the 
Alaska Housing Finance Corporation’s (AHFC) Multifamily, Congregate, and Special Needs 
loan program. The apartments are rented to individuals or families earning 60 percent or less of 
median income. All ground-floor units have been constructed to Americans with Disabilities Act 
(ADA) Accessibility standards. This is the only below-market-rate subsidized housing serving 
Girdwood. 

 

Commercial Real Estate Trends  

Tourism Development 

Tourism in Alaska has shown consistent growth since 2000. In the most recent issue of Alaska 
Economic Trends (April 2008) released by the Alaska Department of Labor and Workforce 
Development (ADOLWD), the number of cruise ship passengers climbed from 640,000 in 2000 
to over one million in 2007. Because this growth has saturated the capacity of many Southeast 
Alaska ports, some of the growth in visitation may shift to Southcentral destinations, especially 
those easily accessible by road, such as Girdwood. Girdwood is already well known as a winter 
and summer tourist destination, thanks in large part to Alyeska Resort. During the 2003-2004 
winter season, the resort employed 565 staff members, and approximately 89,000 visitors rode 
its lifts. During the 2003-2004 summer season, approximately 69,000 visitors rode the Alyeska 
tram (2004 Crow Creek Neighborhood Plan, page 53).  

Continued growth in the tourism sector will bring increased demand for lodging, vacation real 
estate, and resort-related commercial services. The growth in tourism, combined with the 
increasing demand for year-round housing, has put more and more pressure on the community’s 
ability to provide commercial services. 

Seward Highway Improvements 

Better access, especially for tourists, will be an added stimulus to Girdwood’s economic growth. 
Several completed and planned improvements to the Seward Highway will ease the trip from 
Anchorage to Girdwood and back. Completed projects include several areas where the highway 
has been widened from two to four lanes for more efficient traffic flow and where overlook and 
turn pockets have been added to make stopping easier. These projects reduce travel time and 
safety concerns. A new bike trail from Bird Creek to Girdwood is an attractive amenity for 
cyclists and walkers. Long-range improvements include a Bird Creek/Indian Valley bypass, 
several more widening projects, and additional wildlife viewing areas and pullouts.  
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Community-Serving Commercial 

Girdwood currently has a limited collection of commercial establishments including retail shops 
and restaurants, lodging, recreational businesses, and real estate offices. Most of these activities 
are concentrated in one of four locations: the New Girdwood Townsite, the intersection of the 
Alyeska and Seward Highways, the Alyeska Resort, and the old ski area base.  

Specific businesses in Girdwood include restaurants and bars, ski and outdoor gear shops, real 
estate and vacation rentals, a handful of gift stores, and the Mercantile (a small grocery store). 
An automobile service station is located at the intersection of the Seward and Alyeska Highways. 
Also located in Girdwood are various lodging options, including B&B’s, vacation rental homes, 
and a five-star hotel at Alyeska Resort. 

Users of these commercial facilities include visitors to the valley and Girdwood’s approximately 
2,000 year-round residents. Although residents do patronize local commercial services, they tend 
to satisfy the majority of their commercial needs in the greater Anchorage Bowl area. Visitors 
using local commercial services are a very diverse group of summer and winter guests, 
independent and package travelers, people passing by on the Seward Highway, and second-home 
owners.  

The amount of commercial activity in Girdwood has been generally stable over the last ten years. 
The total space occupied by retail shops, restaurants and service commercial businesses in the 
valley (excluding lodging and ski facilities) has not been measured, but is estimated at less than 
100,000 square feet. 

This report does not attempt to project commercial demand. Rather, several general factors are 
identified that are likely to increase future demand for commercial space:  

 Changes in the number and spending power of valley residents and employees. 

 Changes in the number, type and spending power of visitors. 

 Changes in the shopping opportunities available in “competing destinations” – primarily 
Anchorage – and changes in the cost of driving to those destinations. 

 Changes in shopping opportunities in Girdwood – including the specific types of goods 
and services offered, their locations, and the quality and character of these shopping 
opportunities.  

The substantial amount of new residential development anticipated in Girdwood is likely to 
compound the pressure for additional commercial development. Over time, new year-round and 
seasonal homes in the Crow Creek area, as well as the residential units being considered at the 
resort, will nearly double Girdwood’s population. Winter and summer visitation will also 
continue to grow in the area. The ski area is making major investments in new facilities and 
better marketing, with the intention of attracting substantially more guests. Other forms of 
visitation to the valley will likely continue to grow at a rate comparable to the rate of growth in 
travel to Alaska in general, which is about 3-5% annually.  Finally, changes in fuel prices and 
concern with emission of greenhouse gases may lead employees and residents to do more 
shopping in Girdwood. 

The conclusion of this plan is that it is not a question of if, but rather when new commercial 
space in Girdwood will be needed. While the exact timing of commercial expansion cannot be 
projected with certainty, the future need for additional commercial development is highly likely. 
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The master plan has thus been designed to reserve space for future commercial uses within an 
evolving network of local roads that will allow the greatest flexibility over time. The plan 
considers it particularly important to reserve space for a local-serving grocery store and related 
support uses1, which require more area than is available in the lots on the north side of the New 
Girdwood Townsite.  

 

Planning Implications 
Alaska is known for its boom and bust economy. Likewise, the state of the national and global 
economy is complex and unpredictable. Given these realities, any prediction about Girdwood’s 
future must be taken for what it is – an informed guess. Nonetheless, in a growing world and a 
growing state, the odds of continued growth in Girdwood are strong because: 

 Girdwood is an attractive community and destination resort with good access; 

 Alyeska Resort, under new ownership, is making significant investments in marketing, 
accommodations, and on-mountain facilities; 

 There is a limited amount of land available for new development; 

 The State of Alaska is poised to construct a multi-billion dollar gas pipeline, which will 
invigorate the state economy. 

The Girdwood real estate market is already showing signs of pressure exerted by a healthy 
regional economy and growing population: 

 Residential properties are expensive relative to other Alaskan markets and residential 
properties are in limited supply. 

 Existing commercial space is nearly all filled; the South Townsite and the resort are the 
two remaining areas with significant commercial development potential. 

 Low-to-Moderate-priced housing is one of the most needed types of residential 
development in Girdwood. 

                                                                 
1Several sources were checked for rules of thumb regarding the sizes of population required to support various 
sized grocery stores.  There are no definitive ratios; the answer varies greatly depending on site-specific factors, 
particularly the level of competition, mix of resident and visitor demand, and the relative wealth of the population. 
Two interesting findings are noted here because they concern communities similar in size to Girdwood.  The first is 
a study by Iowa State University Extension (2000-2001) documenting the average number of people required to 
support a grocery store in Iowa (2,941),  Maine (2,958), Nevada (2,513), and Oklahoma (2,869).  The second is the 
experience of Big Lake, Alaska.  A community of 2,600 people, Big Lake supports a very successful 10,000 square 
foot independent grocery store.  The store – Steve’s -  which is known for good produce and meat, is the anchor 
store in a small shopping center serving local residents, second-home owners, and visitors.   
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Figure 2.2 Girdwood Commercial Area Relationships. Girdwood Commercial Areas and Transportation Plan (2001) 
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Furthermore, rising gas prices are likely to affect individuals’ transportation choices in the future, 
encouraging a reduction in the number and length of car-based trips. This trend will only 
support the need for Girdwood to offer a range of housing options mixed with commercial and 
civic uses, all clustered into a walkable, compact environment, as envisioned in this and several 
previous planning efforts. In particular, the 1999 CAT Plan limited commercial sites in the 
North and South Townsite to preserve Girdwood’s small-town community character and to 
protect against sprawl along the Alyeska Highway.  

 

Conclusion 
Limited land supply and increasing demand for residential and commercial development has the 
potential to change the character of Girdwood. Those with more moderate incomes are in 
danger of being squeezed out of the housing market, and local businesses may face stiffer 
competition from regional and national chains with greater capital resources. This master plan 
proceeds from the basic assumption that growth is likely and must be planned in order to foster 
Girdwood’s economic vitality and nurture its sense of community. The Plan recommends that 
space for commercial and residential uses be reserved to balance other existing and future public 
and civic uses in Girdwood’s South Townsite.  
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