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7. EVOLUTION OF THE PLAN  

 
This section describes the alternatives considered for land uses in the South Townsite. It traces 
the evolution of the plan from its earliest sketches to its current, more detailed draft. 
 

Initial Sketches: Road Pattern Options 

The first conceptual sketches of the South Townsite plan were developed at the three-day 
community workshop in November 2007. Over the first two days of the workshops, different 
aspects of the South Townsite development were discussed.  Workshop participants generated a 
list of desired uses in the area that included commercial services, park and recreation space, 
room for public facilities, and some residential development. (See Appendix A for workshop 
notes.) Environmental conditions in the study area as well as the regulatory context were 
discussed in order to understand the extent to which they would present constraints to 
development and to marry the desired land uses with the availability of developable land.  
During these discussions, cost and ease of development were constant considerations. 
 
It quickly became apparent to all participants that the area’s road layout would be one of the 
most influential determinants affecting the pattern and sequence of South Townsite 
development. Understanding the road layout options became one of the workshop’s highest 
priorities.  Table 7.1 outlines the various road pattern options discussed and lists some of the 
advantages and disadvantages of each. 
 
In preparation for the final day of the community workshop, the consulting team produced site 
plan sketches to illustrate two distinct options for the arrangement of land uses and roads. These 
options were intended demonstrate the influence that the road layout would have on the pattern 
of development. Although many different options for a secondary road access were considered, 
the two that were most preferred by the community were illustrated. These became known as 
“Option 1: Road to Ruane” and “Option 2: Looped Ladder.” These two options are shown in 
Figure 7.1 “Option 1” and “Option 2” from the November, 2007 Girdwood Community 
Workshops. 
 
Of the two options, most participants preferred the road layout proposed in Option 2, the 
“Looped Ladder”. This preference recognized that the other option - construction of a road 
through the entire area connecting to Ruane - would have to happen in an initial phase of 
development in order to overcome code limitations on the maximum length of a cul-de-sac 
road.  Not only would this alignment be technically difficult, but it would also incur prohibitive 
up-front costs.  In contrast, the “looped ladder” option allows for slower incremental 
development of the area, as more affordable phases of infrastructure development could be 
undertaken in step with community needs and increased demand.   
 
Further southward in the site, flood hazards and wetlands are more severe constraints, leaving a 
much narrower developable area from east to west.  As a result, the continuation of two north-
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south roads is less advisable, as it would incur higher costs and greater environmental impacts, 
but achieve fewer development benefits.  To account for this, it was suggested that after the 
third or fourth “loop,” the concept be modified to show a single road running southward to 
connect to Ruane Road (assumed to be in a much later phase). With this modification, “Option 
2: Looped Ladder” was identified as the community’s preference.  It should be noted that, 
although this option was judged more realistic than the Ruane Road connection, a number of 
people remained concerned about the impacts of a second road off Alyeska Highway at 
Girdwood Place.  



Girdwood South Townsite Master Plan  FINAL EVOLUTION OF THE PLAN 7.3 

 

 

Figure 7.1 “Option 1” and “Option 2” from the November, 2007 Girdwood Community Workshops 
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Development Alternatives 

After the November community workshops, three alternative ideas were developed based on 
“Option 2,” the preferred option. These three alternatives focused on land uses and a 
development pattern for the northern end of the study area.  The objective of these studies was 
not to propose a particular development scenario, but rather to test the capacity of the study 
area to accommodate different land use patterns, uses and densities in an effort to elicit 
community reactions and preferences.  Each of the alternatives is described below. 

 
Alternative A – Civic Complex 

Alternative A illustrates a future land-use pattern that would concentrate civic uses in a campus-
like area at the northernmost end of the study area. Existing uses such as the ball field, 
skateboard park, fire station and library would be complemented by additional public facilities – 
such as a school, childcare center or community center – and improved park and recreation 
facilities. A small space for commercial development would be reserved in the northeast corner 
of the area, but the primary area for commercial development would be further south.  Possible 
tenants might include small businesses serving local needs (e.g., dry cleaner, hardware store, 
bookstore) and a larger grocery store. The road accessing this phase of development would loop 
around the outside perimeter of the area in order to maximize the pedestrian-friendly campus 
layout and feeling. This alternative had little impact on existing facilities, all of which remained in 
their current locations. 

Specific components of the Alternative A sketch plan: 

• Block A: Small mixed-use commercial/retail development at the corner of Hightower and 
Alyeska Highway to provide a visible landmark and connection to the town center 
commercial north of the highway; mostly two-story – approx. 19,000 SF, min. 58 parking 
spaces required. 

• Block B: One-story ancillary retail shops around the grocery store, approx. 13,000 SF 
(26,000 SF if two stories). 

• Block C: Site reserved for a grocery (or other retail) of 15,000-20,000 SF.  The building 
could be embedded in a perimeter development of ancillary shops (B) and/or mixed-uses 
with residential on the upper floors (D).  Parking for residential units could be accessed from 
an alley between them and the grocery store. 

• Block D: Shown as two-story condominium or apartment buildings, with a total of 12 units 
of about 1,000 sq. ft. each.  Or, it could be six two-story units of 2,000 sq. ft.  Or, the ground 
floor could be retail shops with six 1,000-sq. ft. apartments above.  This development 
pattern could be mirrored across the street. 

• Total commercial space in this alternative: 37,550 SF – 65,100 SF with two-story structures. 
This is the lowest of the three alternatives. 

• Hightower is routed on the east side of the fire station and library. 

• A connection to Girdwood Place is shown in a dashed line 

• All parking shown can be utilized during the Forest Fair and shared with multiple 
recreational and commercial uses. 
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• Wetlands mapped along California Creek are not disturbed. 

• No buildings in this alternative encroach into the 200-foot creek easements; a portion of the 
Hightower extension encroaches, as does the connection at Girdwood Place. 

• The existing library is shown in approximate location; parking has been reconfigured.   
Parking requirement for library is unknown.  

• Two alternative sites are shown for the relocation of Little Bears.  The one to the west 
across the street from the library could share a 1-¾ -acre site with a future health clinic (or 
other civic use).  The alternative site south of the library is in the 100-year floodplain, as are 
the existing buildings. 

• Civic facility site, about 2 acres, could be shared with the daycare center and could 
accommodate a health clinic, a new Glacier City Hall, or a small community center.  

• Sewer line would have to be relocated through the grocery store block; elsewhere, it can 
remain in its existing platted easement. 

 
Summary of Pros, Alt. A 

• Important community assets can 
remain where they are currently. 

• California Creek Park is improved 
and expanded.  Relocated ball 
field could be utilized as a venue 
during the fair. 

• View of the pond from the 
highway could be attractive to 
visitors as they enter town. 

• Pedestrian circulation within the 
civic/park complex is not 
interrupted by roadways (unless a 
second connection to Alyeska 
Highway is required). 

• Grocery store site is reasonably 
visible from the highway. 

• Easy to build out in phases. 
 
Summary of Cons, Alt. A 

• Ice-skating pond is not 
convenient to parking (unless the 
Girdwood Place connection is 
included). 

• Civic facility site may not be big 
enough. 

• Ball field occupies prime 
developable land near the 
highway. 



7.6 EVOLUTION OF THE PLAN  FINAL Girdwood South Townsite Master Plan  

 
The main disadvantage of this alternative is the limited amount of commercial space shown.  In 
part, this limitation is dictated by the placement of the road, which would leave room for 
development (of any kind) only on the west side of the street. Further, much of the commercial 
space identified in this concept would be comparatively far from the highway, which could 
diminish its value to commercial developers and potential tenants.  

Because the Girdwood Area Plan and existing zoning have confined commercial development to 
a handful of nodes in the valley, this master plan suggests that it is generally to the community’s 
advantage to reserve as much space for commercial uses as possible in the specific areas where it 
is allowed. Otherwise, Girdwood’s local economy will be limited in its ability to grow. As 
commercial land becomes scarcer, land values will likely increase to a point that may prohibit 
entrepreneurs from starting new businesses in Girdwood, or there may be no more land 
available at all for commercial development.  

A secondary economic concern is that municipalities often rely on commercial development to 
pay for related infrastructure development, such as utility line extensions, road construction, 
flood control and drainage systems, and required platting and surveying services. Without a 
certain level of commercial or residential development to help defray the costs of infrastructure, 
the burden of the initial phases of development would fall to the entities developing civic 
facilities; these typically operate with smaller budgets, need to acquire land at below-market rates, 
and rely on grants and government subsidies to underwrite development. 

A possible difficulty with this alternative is that the portion of the new Hightower extension 
around the east side of the library would have to be constructed within the 200-foot easement 
along Glacier Creek.  In addition, a proposed secondary access road connecting to Glacier Place 
at Alyeska Highway would have to encroach into the 200-foot easement of California Creek. 

Townsite Committee members found a lot to like in Alternative A, as it changed very little about 
the existing development.  However, some participants saw the lack of commercial potential as a 
significant disadvantage.  
 

Alternative B – Main Street Mixed Use 

Alternative B depicts a mix of civic, open space, commercial and residential uses arranged along 
a new “Main Street”. Rather than placing the extension of Hightower (Egloff) at the perimeter 
of development, this alternative brings the road into the center of the development area in order 
to provide shops with good visibility and access to both foot and vehicle traffic and to stimulate 
the level of commercial activity. Consistent with Girdwood’s existing small-town character, the 
buildings along the new main street would be similar in scale to the existing buildings in the New 
Girdwood Townsite.  This alternative, like Alternative A, would retain the existing civic uses – 
such as the fire station, kids’ playground, skateboard park and library – and intermix additional 
commercial, civic and residential uses, all connected by a network of pedestrian pathways and 
amenities.  The primary objective of this development pattern is the creation of a lively, 
economically vibrant mixed-use core area. 

Specific components of the Alternative B sketch plan: 

• Block A: Small mixed-use commercial/retail development at the corner of Hightower and 
Alyeska Hwy – same as in Alternative A. 
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• Blocks B, C, and E: One- and two-story retail shops and commercial spaces, with 
storefronts relating to Hightower and a new small-town streetscape.   

• Block D: Site reserved for a grocery (or other retail) of 15,000-20,000 SF.   

• Total commercial space in this alternative: 56,700 SF to 103,400 SF with two-story 
structures. This is the highest of the three alternatives. 

• Hightower is re-routed on the west side of the fire station and library.  An optional driveway 
access to additional parking on the east side of the library is shown in a dashed line. 

• A connection to Girdwood Place is necessary for uncongested access to new commercial 
uses. 

• All parking shown can be shared with multiple recreational and commercial uses. 

• Wetlands mapped along California Creek are not disturbed. 

• No buildings in this alternative encroach into the 200-foot creek easements; a portion of the 
Hightower extension encroaches, as does the connection at Girdwood Place. 

• The existing library is shown in approximate location; parking has been reconfigured. 
Parking requirement for library is unknown.  

• Two alternative sites are shown for the relocation of Little Bears.  The one at the northwest 
corner of the site, by Girdwood Place, relates to other facilities for kids.  The alternative site 
south of the library is in the 100-year floodplain, but not separated from the library by 
Hightower. 

• The civic facility site, about an acre, is shown south of the grocery.   

• Sewer line would have to be relocated through the grocery store block; elsewhere, it can 
remain in its existing platted easement.  South of the grocery store, the existing sewer 
alignment can become an open space corridor between blocks of multi-family housing. 

 

The primary disadvantage of this alternative was thought to be the amount of commercial 
development and associated parking it illustrated. Members of the Townsite Subcommittee were 
concerned that the ratio of commercial to other types of uses was too high and that too much 
open space would be sacrificed for retail and office space. Another disadvantage was the 
distance between Alyeska Highway and the site proposed for a grocery store or other retail 
anchor. Reviewers also pointed out that certain important existing uses – such as the ball field – 
would have to be relocated to sites further south in the study area. 

There were also potential legal and zoning constraints on the west edge of the proposed 
secondary access road. The road as shown crosses land zoned for park uses, which may not 
allow intrusion by a road, and the north end near the highway falls within the 200-foot easement 
of California Creek. 

Despite these concerns, Alternative B was judged to be the most workable alternative.  
Committee members asked that this option be modified to reduce the amount of commercial 
space and to include more civic uses in the mix. 
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Alternative C – Alyeska Commercial 

Alternative C maximizes commercial development along a cross-street parallel to Alyeska 
Highway.  One advantage of this alternative is the amount of commercial space it provides in the 
area generally designated for commercial uses in the Girdwood Area Plan. With better access 
and greater visibility from the highway, it might also be the option most attractive to commercial 
developers. 

Specific components of the Alternative C sketch plan: 

• Block A: Small mixed-use commercial/retail development at the corner of Hightower and 
Alyeska Highway – somewhat smaller than in the other two alternatives because of the new 
cross-street. 

• Blocks B, C, D and E: One- and two-story retail shops and commercial spaces, with 
storefronts on both sides relating to the new cross-street. 

Summary of Pros, Alt. B 

• Important community assets can 
remain where they are currently. 

• Pedestrian circulation is an active 
commercial, main-street 
experience (not a parkland trail 
experience). 

• Easy to build out in phases. 
 
Summary of Cons, Alt. B 

• California Creek Park does not 
benefit measurably from this 
scheme, and would probably be 
moved south in a later phase. 

• Civic facility site may not be big 
enough. 

• Grocery store site does not have 
great visibility from the highway. 

• Large expanse of parking lots to 
support this much commercial 
will have negative consequences 
for natural landscape (could be 
built in phases).   

• Scheme may not leave adequate 
room for stormwater 
management. 
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• Block F: Site reserved for a grocery (or other retail) of 15,000-20,000 SF.   

• Total commercial space in this alternative: 61,125 SF to 87,100 SF with two-story structures. 
This is the middle range of the three alternatives. 

• Hightower is routed on the east side of the fire station and library; parking for the library is 
on the west side, accessed by a new north-south street between the connector roads.   

• Wetlands mapped along California Creek are not disturbed. 

• No buildings in this alternative encroach into the 200-foot creek easements; a portion of the 
Hightower extension encroaches, as does the connection at Girdwood Place. 

• Little Bears could also be located south of the library, but it would be separated from the 
library by Hightower and would be in the 100-year floodplain. 

• Including the area shown on the drawing for Little Bears, the civic facility site could total 
about 2 acres.   

• This scheme, as drawn, 
would require relocation 
of a longer portion of 
the existing sewer line.  

 

Summary of Pros, Alt. C 

• Reinforces the 
concentration of civic 
uses in the core area 
already initiated by the 
library and the fire 
station.   

• Pedestrian circulation is 
an active commercial, 
main-street experience 
(not a parkland trail 
experience). 

• Easy to build out in 
phases. 

• Does not need as much 
commercial 
development to make a 
successful streetscape. 

• May function as a better 
transition across the 
highway to the north 
townsite commercial 
area. 
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Summary of Cons, Alt. C 

• Highly dependent on traffic calming of the highway and achievement of safe pedestrian 
crossings at both proposed intersections. 

• Important community assets must be relocated. 

• Grocery store site is less visible from the highway. 

• California Creek Park does not benefit and would be impacted by the Girdwood Place 
connector.  It would probably have toe be moved south. 

• Large expanse of parking lots to support this much commercial (could be built in phases).   

• Scheme may not leave adequate room for stormwater management. 
 

The disadvantages of Alternative C outweighed any advantages it may have had for the viability 
of commercial development.  In general, community participants rejected the idea of commercial 
activity fronting on Alyeska Highway and did not want to project that image at the community’s 
entry.  Additionally, there were legal and zoning constraints because the land along Alyeska 
Highway is zoned as parkland, and a municipal-wide vote to remove the park dedication would 
be required to rezone the area for commercial development.  Finally, important existing uses –
the kid’s playground, skateboard park, and Glacier City Hall - would be forced to move in an 
early phase of development. For these very compelling reasons, Alternative C was eliminated 
from further consideration.  
 

The Preferred Alternative 

Although a few people preferred the perimeter road layout shown in Alternative A, the main 
street in Alternative B was the preference of a majority of the group, who thought that it would 
provide a more diverse mix of uses and a more intensely active core area in the South Townsite.  
In subsequent discussions with the Townsite Subcommittee, a hybrid between Alternative A 
“Civic Complex” and Alternative B “Main Street” emerged as the clear preference. The 
consulting team was asked to do a revised drawing to illustrate the best elements from each 
alternative, combining the main street roadway concept with a more balanced mix of existing 
and future civic and commercial uses. 
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Illustrative Map: The Final Drawing 

Once the preferred alternative was identified, several interim drawings were done to refine the 
concept.  The resulting illustrative map of the South Townsite, shown at right, is included at full-
size in Chapter 1, the Executive Summary and Chapter 8, Plan Recommendations. 

The purpose of the illustrative master plan drawing is to document general concepts for future 
development that are consistent with community preferences regarding the mix of land uses and 
the layout of new roadways.  It is not a phasing plan and does not attempt to set a specific 
schedule for development.  Rather, it is intended to provide for development as demand 
warrants and to assure that existing uses displaced by new development can and will be relocated 
within the study area. 
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Table 7.1 Road Options Considered 

OPTION Description Advantages Disadvantages How to Do It 

Option #1 
LOOP 
ROAD 

Loop road 
from 
Hightower-
Egloff back to 
Girdwood 
Place 

Encourages unification of 
N-S Townsite; good 
access to developable 
land; ability to effectively 
“phase” road project 
Encourage traffic calming 
measures on Alyeska 
Highway 

200-foot easement; 
Need to move 
California Creek 
Park/land swap 
between P&R and 
HLB; Wetland 
impact;  

Municipality gets 
permission from 
DNR to build road 
within easement; 
partial funding 
available to Library 
area 

Option #2 
EXTENSION 
TO RUANE 

Extend 
Hightower-
Egloff (Glacier 
Creek) south 
to Ruane 

Access to entire 
property for multitude of 
uses; can be second 
phase off of Loop Road; 
stays out of 200-foot 
easement corridors and 
alternative with least 
impact on wetlands; 
provides secondary 
access out of Valley if 
there is an issue with the 
Highway 

Cuts entire area in 
half; costly to 
develop in-full; may 
not make best use of 
limited developable 
area 

Reserve right-of-
way; partial funding 
available 

Option #3 
LONG CUL-
DE-SAC 

Get a variance 
for longer cul-
de-sac 

May be a temporary 
solution until need for 
secondary access is 
triggered by Fire Code 

Would not be 
accepted by the 
Municipality as a 
long-term solution, 
since it violates 
existing planning 
code 

Attain Municipal 
permission for 
temporary cul-de-
sac; partial funding 
available to build to 
Library area 

Option #4 
LOOP 
LADDER 

Series of road 
loops (similar 

Similar to Option #1; 
allows for phased access 
further south, as needed 
to respond to 
development pressures; 
affordable if it is staged 
to correspond with 
development that can 
cover all or some of the 
costs 

Doesn’t seem to be 
a need for loops to 
continue into the 
open space area 

Similar to Option #1 

Option #5 
BIG LOOP 

Connect 
elsewhere on 
Alyeska 
Highway 

Right-of-Way exists 

Crosses Class A 
wetlands and cuts 
through existing 
residential area 

Considered the least 
viable and least 
desirable option 

 


