
PLANNING DEPARTMENT 
STAFF ANALYSIS 

COMPREHENSIVE PLAN AMENDMENT 

DATE: July 15, 2024 

CASE NUMBER: 2024-0074 

APPLICANT: 

REPRESENTATIVE: 

Imagine! Girdwood 

Huddle AK 

REQUEST: Review and Recommendation by the Planning and 
Zoning Commission to the Anchorage Assembly for a 
Comprehensive Plan Amendment to Update the 
Girdwood Area Plan with the Girdwood 
Comprehensive Plan 

COMMUNITY COUNCIL: Girdwood Board of Supervisors 

ATTACHMENTS: 

1. Application
2. Reviewing Agency and Public Comments

RECOMMENDATION SUMMARY: APPROVAL WITH AMENDMENTS 

PROPOSAL AND BACKGROUND: 

The Girdwood Area Plan, adopted in 1995, is an element of the Comprehensive Plan. 
This is a request to update the Girdwood Area Plan with the Girdwood Comprehensive 
Plan, drafted in 2024. Elements of the Comprehensive Plan are listed in Anchorage 
Municipal Code (AMC) 21.01.080B.1. Table 21.01-1: Comprehensive Plan Elements. If 
approved by the Assembly after receiving a recommendation from the Planning and 
Zoning Commission, the Girdwood Comprehensive Plan would be added under the 
“Turnagain Arm” Area/Topic as shown below: 

Excerpt of Table 21.01-1: Comprehensive Plan Elements 

TABLE 21.01-1: COMPREHENSIVE PLAN ELEMENTS 

Area/Topic Plan Adoption Date 1 Amendments 

Turnagain Arm [GIRDWOOD AREA PLAN]Girdwood 
Comprehensive Plan 

AO 1994-238(S); 2-28-1995 
AO 2024-####; #-##-2024 

AO 1998-176; 11-24-1998 
AO 2006-47; 4-11-2006 
AO 2007-112; 9-11-2007 
AO 2024-####; #-##-2024 

COMMUNITY COMMENTS: 

The Planning Department published notice of the application and notified all 
community councils in accordance with AMC 21.03.200H.3. The Girdwood Board of 
Supervisors submitted a resolution of support. Appendices to the draft Girdwood 
Comprehensive Plan include documentation of public comments and a community 
survey. 



REVIEWING AGENCY COMMENTS: 
 
Reviewing agency comments are included in Attachment 2. Traffic Engineering, Private 
Development, Heritage Land Bank (HLB), Girdwood Service Area, and the State of 
Alaska had substantive comments. Right of Way, Watershed Management, Anchorage 
Water and Wastewater Utility (AWWU), and Addressing had no comments or 
comments of non-objection. 
 
FINDINGS: 
 
21.03.070C.2. Comprehensive Plan Amendments - Approval Criteria 
The planning and zoning commission may submit a recommendation for 
approval, and the assembly may approve an amendment if, in the judgment of 
the commission or the assembly, the amendment meets the following approval 
criteria: 
 
a.  The proposed amendment is necessary in order to address one or more of 

the following: 
 
 The criterion is met. 
 
 i. A change in projections or assumptions from those on which the 

comprehensive plan is based; 
 
The 1995 Girdwood Area Plan was adopted over 30 years ago and is 
based on outdated data. Girdwood was projected have a larger 
population growth than occurred or is expected to occur in the future. 
The projected population in the 1995 Plan was 3,300 residents by 2013, 
and the current population of Girdwood is estimated to be 2,371 
residents. 

 
ii.  Identification of new issues, needs, or opportunities that are not 

adequately addressed in the comprehensive plan.  
 
Along with changes in population projections, Girdwood is facing a 
housing crisis. There are also new plans for trails and non-motorized 
transportation options. 

 
iii. A change in the policies, objectives, principles, or standards 

governing the physical development of the municipality or any 
other geographic areas addressed by the comprehensive plan; or 

 
 Several other plans, policies, and documents have been adopted since 

the 1995 Girdwood Area Plan, including but not limited to the following: 
 

• 2001 Girdwood Commercial Areas and Transportation Master Plan 
• 2006 Crow Creek Neighborhood Land Use Plan 
• 2014 Girdwood South Townsite Area Master Plan 
• 2014 Official Streets and Highways Plan 
• 2023 Anchorage Assembly Housing Action Plan 



• 2023 HLB Inventory of Potentially Developable HLB Parcels in 
Girdwood 

• 2024 Girdwood Trails Plan 
• 2024 HLB Annual Work Program and 2025-2029 Five-Year 

Management Plan 
• 2024 Alyeska Area Master Plan Modification and Development 

Master Plan 
 
iv. Identification of errors or omissions in the comprehensive plan. 
 

This request is not a result of an error or omission in the comprehensive 
plan, but the proposed plan provided more updated goals and policies in 
Girdwood resulting from changing assumptions, issues, and needs over 
time. 

 
b.  The proposed amendment maintains the internal consistency of the 

comprehensive plan, and is consistent with the other elements of the 
comprehensive plan without the need to change other components of the 
plan to maintain internal consistency.  

 
The criterion is met with recommended amendments. 
 
Areas marked for planning considerations as “Potential Future Park Land” and 
as “Vegetative Buffers” in the Land Use Plan Map are not included in the 
Girdwood Trails Plan or any other element of the comprehensive plan. HLB 
submitted comments objecting to the “Potential Future Park Land” designation. 
These planning considerations should be removed from the document. 
 
The “Commercial Recreation Reserve” land use category is redundant with 
“Commercial Recreation”, and these areas should be combined into 
“Commercial Recreation”. The reserve is described as still being intended for 
commercial recreation on page 3-13, but that would remain undeveloped until 
there is a land use plan amendment. The land use plan amendment for 
commercial recreation should be unnecessary for an area intended for 
commercial recreation in the future, and the area will still remain undeveloped 
at this time. 
 
Some areas designated as “Open Space” are inconsistent with draft Girdwood 
Comprehensive Plan Goal H2: “Encourage a broad range of new housing 
development that is consistent with Girdwood’s community character, natural 
character, and Girdwood’s housing vision, needs, and cost challenges.” Some 
areas of open space are a shift from a land use designation in the 1995 
Girdwood Comprehensive Plan for development and are inconsistent with the 
2023 Anchorage Assembly Housing Action Plan, 2023 HLB of Potentially 
Developable HLB Parcels in Girdwood, 2024 HLB Annual Work Program and 
2025-2029 Five-Year Management Plan, and the 2024 Alyeska Area Master Plan 
Modification and Development Master Plan. 
 
Recommended amendments are described further under “Discussion”. 
 



c. The proposed amendment would not be detrimental to the public interest,
health, safety, convenience, or welfare of the community.

The criterion is met with recommended amendments.
Reviewing agencies commented how Goal E3.1 specifically outlining unpaved
roads and parking lots may be detrimental to the public interest, health, safety,
convenience, or welfare of the community. A recommended amendment is to
change the wording of Goal E3.1 to allow for flexibility on road and parking lot
surfaces so that potential future Title 21 changes are not pre-determined before
discussions with reviewing agencies.

The Municipality of Anchorage, including Girdwood1, is experiencing a housing
shortage and affordability crisis, which has been exacerbated by supply chain
and workforce issues, inflationary cost increases, increasing home and rental
prices, and rising interest rates for loans. Affordable, accessible, and stable
housing is critical to the Municipality’s future economic growth and quality of
life.

The Anchorage Assembly Housing Action Plan was adopted with AR 2023-433,
and contains a vision, guiding principles, goals, and strategies as general policy
direction for current and future housing policy projects. It includes strategies to
remove barriers to infill and new construction and to expand housing
affordability, accessibility, and stability, including Strategies A.9 and E.10.:

o Strategy A.9. Identify publicly owned lands (HLB, MOA, Anchorage
School District) that are suitable and make those lands available for
residential development.

o Strategy E.10. Work on recommendations to address Girdwood’s unique
housing challenges in the updated Girdwood Comprehensive Plan and
future housing plans.

Girdwood has a shortage of land for development1. It would be detrimental to 
the public interest and welfare of the community and inconsistent with the 
Anchorage Assembly Housing Action Plan to provide a land use designation of 
“Open Space” to properties in Girdwood that are most suitable for development. 
Thus, the Planning Department has outlined recommended amendments to the 
draft Girdwood Comprehensive Plan to change some land use designations of 
properties that are most likely to be sites of new housing construction. 

The recommended amendments to land use designations were informed by 
comments in Attachment 2 from HLB. “Girdwood has the most HLB lands in 
the Municipality” according to Page 2-11 of the draft Girdwood Comprehensive 
Plan. The 2024 HLB Work Plan was approved in May 2024 by the Anchorage 
Assembly with AR 2024-92, As Amended. Prior to developing the Work Plan, 
HLB identified potentially developable HLB parcels in Girdwood in April 2023 
after being directed to do so by the Anchorage Assembly with AR 2023-40, As 

1 Treinen, Lex. "Girdwood housing market reaches ‘crisis’ level, forcing locals out." Alaska 
Public Media, June 22, 2021, https://alaskapublic.org/2021/06/22/girdwood-housing-
market-reaches-crisis-levels/. Accessed June 27, 2024. 

https://alaskapublic.org/2021/06/22/girdwood-housing-market-reaches-crisis-levels/
https://alaskapublic.org/2021/06/22/girdwood-housing-market-reaches-crisis-levels/


Amended. HLB found 11 parcels most suitable for development in Girdwood, 
and some of these 11 parcels have a land use designation of “Open Space” in 
the draft Girdwood Comprehensive Plan. It is not in the public interest and 
welfare of the community to have the most developable parcels in Girdwood 
designated as “Open Space”. 

Recommended amendments are described further under “Discussion”. 

d. If the proposed amendment is to the comprehensive plan map, the
requested land use designation is found to be equally or more supportive
of the comprehensive plan goals, objectives, policies, and guidelines, than
the old land use designation.

The criterion is met with recommended amendments.

Some areas designated as “Open Space” were not equally or more supportive of
the comprehensive plan goals, objectives, policies, and guidelines, than the old
land use designation. Recommended amendments are described further under
“Discussion”.

e. If the proposed amendment is to the comprehensive plan map, the subject
site is consistent with the adopted description and locational criteria for
the requested land use designation, and is physically suitable to
accommodate the proposed designation, including but not limited to
access, physical constraints, provision of utilities, and compatibility with
surrounding designations and development patterns.

The criterion is met with recommended amendments.

Some areas designated as “Open Space” were not compatible with development
patterns. Recommended amendments are described further under “Discussion”.

DISCUSSION: 

This Discussion section outlines in detail specific recommended amendments to 
Planning Considerations and Land Use Designations in order to meet review criteria b, 
c, d, and e. 

Planning Considerations 
Areas marked for planning considerations as “Potential Future Park Land” and as 
“Vegetative Buffers” in the Land Use Plan Map are not consistent with review criterion 
b. Both the “Potential Future Park Land” and “Vegetative Buffers” are the only
planning considerations on the Land Use Plan Map that are not already identified in
other adopted plans. The Department recommends the deletion of “Potential Future
Park Land” and “Vegetative Buffers” from the draft Girdwood Comprehensive Plan.

Pages 3-15 and 3-16 describe “Potential Future Park Land” as areas to be considered 
in a future Park and Open Space Plan. The implementation action for Policy R.1.1 is 
to, “develop a Park and Open Space Plan for the Girdwood service area”. These areas 
of “Potential Future Park Land” can be addressed in the Park and Open Space Plan 
and should not be shown on the Land Use Map. All properties designated as “Potential 



Future Park Land” should instead be “Open Space”, except for HLB Parcel 6-075 
(parcel 075-041-28) should instead be “Park Land” as it is being withdrawn from HLB 
inventory and transferred to MOA Girdwood Parks and Recreation. 

It is not clear the purpose and uses indicated by the “Vegetative Buffers” planning 
consideration. They are described on page 3-16 as having the potential to become park 
land and trail corridors, remain as open space, or to remain undeveloped except for 
trails or roads and utilities that need to cross them. It is not clear if the proposed 
vegetative buffers would become street right-of-way, trails, park land, or remain 
undeveloped. The vegetated buffers are proposed to be 100-feet-minimum in width, 
but it is unclear if the buffers would become much wider in some areas if there is no 
standard width or purpose to them. Even at 100-feet, the buffers could be a limitation 
on potential adjacent mixed-density residential development. The “Vegetative Buffers” 
are compared to the linear park system in the Alyeska Subdivision on page 3-16. 
However, that system is not a system of vegetative buffer easements on parcels and 
are instead separately platted parcels under ownership of MOA Girdwood Parks and 
Recreation. In addition, several of the Alyeska Subdivision buffers are less than 100 
feet. The comparison is not accurate. 

Land Use Designations 
Area #1. The area northeast of the airport that is zoned GRST-2 and had a land use 
designation of “Resort” in the 1995 Girdwood Area Plan, and is a portion of Tract 4, 
Holtan Hills Subdivision - Parcel 075-311-09 (HLB Parcel 6-011B and formerly HLB 
Parcel 6-011) 

Figure 1. Area #1 

Change land use designation from “Open Space” to “Mixed-use”. 

• Part of one of the 11 developable parcels in Girdwood identified by HLB.

• Page 16 of the 2024 HLB Work Plan describes this area for disposal, “to
facilitate the development of Glacier Creek Village through a purchase and
development agreement with Alyeska Holdings, LP.…Defer disposal until
adoption and approval of the Girdwood Trails Plan and the Girdwood



Comprehensive Plan (also known as the Girdwood Area Plan), and when those 
plans are approved any further discussion and disposal be consistent with 
those plans.” 

• The Alyeska Area Master Plan Modification and Development Master Plan were
approved by the Planning and Zoning Commission (PZC Case 2024-0061) to
construct Glacier Creek Village, which will have a variety of new housing types
that range from apartments to single-family homes as well as commercial space
and community uses. A designation of “Open Space” is inconsistent with this
approval.

• The 1995 Girdwood Area Plan has a land use designation of “Resort”. This land
use category was eliminated and rolled into the “Mixed-use” land use
designation in the draft Girdwood Comprehensive Plan (described on pages 3-2
and 3-4, but is unclear why this area was not included. Pages 3-14 and 3-15
describing the “Open Space” land use designation do not mention this area.

• A designation of “Open Space” instead of “Mixed-use” to this developable parcel
with a property owner having approved development plans is detrimental to the
public interest and community welfare of Girdwood.

• A designation of “Open Space” instead of “Mixed-use” is inconsistent with Goal
G2 for housing of the draft Girdwood Comprehensive Plan and with several
adopted plans and policies of the Municipality of Anchorage.

Area #2. Virgin Creek area that is zoned GCR-1 with a land use designation of 
“Commercial Recreation” in the 1995 Girdwood Area Plan, and is a portion of Tract 1, 
Glacier View Estates Subdivision, Tracts 20A and 20B, T10N R2E SEC 20 – Parcels 
075-062-71, 075-201-01, 075-201-02 (HLB Parcel 6-036, 6-061, 6-062)

Figure 2. Area #2 



Change land use designation from “Open Space” to “Low-density 
Residential”. 

• Part of one of the 11 developable parcels in Girdwood identified by HLB.

• Page 20 of the HLB Work Plan describes “Multiple adjoining owners have
created extensions of their yards onto HLB property (gardens, greenhouses,
gathering areas, parking, tree clearing, etc.).”

• A designation of “Open Space” instead of “Low-density Residential” to this
developable parcel is detrimental to the public interest and community welfare
of Girdwood.

• The Department supports the portion of this area that is Class A Wetlands
(shown with zoning of GOS in Figure 2) to remain as “Open Space” and “Future
Park Land”. The wetlands in the GOS-zoned area are shown in Figure 3:

Figure 3. Wetlands not included in Area #2 Amendment 



• A designation of “Open Space” instead of “Low-density Residential” is
inconsistent with Goal G2 for housing of the draft Girdwood Comprehensive
Plan and with several adopted plans and policies of the Municipality of
Anchorage.

Area #3. Girdwood South Townsite that is zoned GCR-1 with a land use designation of 
“Commercial Recreation” in the 1995 Girdwood Area Plan, and is a portion of Tract G-
7, Girdwood South Townsite Subdivision – Parcel 075-062-61 (HLB Parcel 6-149) 

Figure 4. Area #3 

Change land use designation from “Open Space” to “Mixed-use”. 

• Part of one of the 11 developable parcels in Girdwood identified by HLB.

• This parcel has areas that are outside of all flood plains and free of other
hydrological constraints. The other two adjacent parcels left with an “Open
Space” land use designation are mostly within the 100-year flood plain.

• Consistent with HLB comments.

Area #4. Areas in the “Commercial Recreation Reserve” land use category. 

Remove the land use category of “Commercial Recreation Reserve” and 
place these areas instead into the “Commercial Recreation” category. 



 
• Page 3-13 describes this area as being intended for commercial recreation. 

Therefore, this is a redundant category with “Commercial Recreation”. 
 

Area #5. Tract F, Alyeska- Prince Addition Subdivision - Parcel 075-041-28 (HLB 
Parcel 6-075) 

Figure 5. Area #5 

 
 
Change land use designation from “Open Space” with “Potential Future 
Park Land” planning consideration to “Park Land”. 
 

• 2024 HLB Work Plan page 23: “Withdraw from HLB inventory and transfer to 
Girdwood Parks and Recreation.” 
 

• Change the description of the “Park Land” land use category and Land Use Map 
to remove “(Currently Dedicated)” or note in the plan this property will be 
dedicated in the near future. 

 
DEPARTMENT RECOMMENDATION: 
 
The Department recommends the Planning and Zoning Commission provide an 
APPROVAL recommendation of the Girdwood Comprehensive Plan to the Anchorage 
Assembly, subject to the following amendments: 
 
1. Update planning considerations throughout the document: 

 
a. Remove the planning consideration of “Vegetative Buffers” from the 

document. 
 



b. Remove the planning consideration of “Potential Future Park Land” from 
the document. These areas will be shown as “Open Space”, except for 
parcel 075-041-28. 

 
2. Update land use designations throughout the document: 

 
a. Area #1. Change land use designation from “Open Space” to “Mixed-use” 

for the area northeast of the airport that is zoned GRST-2 and had a land 
use designation of “Resort” in the 1995 I, and is a portion of Tract 4, 
Holtan Hills Subdivision - Parcel 075-311-09 (HLB Parcel 6-011B and 
formerly HLB Parcel 6-011). 
 

b. Area #2. Change land use designation from “Open Space” to “Low-density 
Residential” for Virgin Creek area that is zoned GCR-1 with a land use 
designation of “Commercial Recreation” in the 1995 Girdwood Area Plan, 
and is a portion of Tract 1, Glacier View Estates Subdivision, Tracts 20A 
and 20B, T10N R2E SEC 20 – Parcels 075-062-71, 075-201-01, 075-
201-02 (HLB Parcel 6-036, 6-061, 6-062). 

 
c. Area #3. Change land use designation from “Open Space” to “Mixed-use” 

for the area that is zoned GCR-1 with a land use designation of 
“Commercial Recreation” in the 1995 Girdwood Area Plan, and is a 
portion of Tract G-7, Girdwood South Townsite Subdivision – Parcel 075-
062-61 (HLB Parcel 6-149). 

 
d. Area #4. Remove the land use category of “Commercial Recreation 

Reserve” from the document and place these areas instead into the 
“Commercial Recreation” category. 

 
e. Area #5. Change land use designation of “Open Space” with “Potential 

Future Park Land” planning consideration to “Park Land” for Tract F, 
Alyeska- Prince Addition Subdivision - Parcel 075-041-28 (HLB Parcel 6-
075). Change the description of the “Park Land” land use category and 
Land Use Map to remove “(Currently Dedicated)” or note in the plan this 
property will be dedicated in the near future. 

 
3. Add a new sentence under the “Mixed-Use” section: “Areas near the Seward 

Highway, including the Old Girdwood Townsite, are subject to tsunami and 
flood hazards and any new development should mitigate potential tsunami risk 
through engineering and design techniques.” (Page 3-13) 

 
4. Update Goal E3.1: [E3.1 ALL ROADS AND PARKING LOTS DON’T HAVE TO BE 

PAVED] E3.1 Review standards to allow flexibility on road and parking lot 
surfaces. (Page 4-3) 
 

5. Update Implementation Action for Goal T5.1 to swap the word “runway” for 
“property” in the first sentence of the second paragraph to read, “Revise current 
use standards in the airport district, remove use restrictions that limit 
opportunities for appropriate development adjacent to the airport [RUNWAY] 
property. (Page 4-16)  

 




























































































