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Overview

Girdwood Well Water Supply

Girdwood Sewer Infiltration and Inflow (I&I) Mitigation

Donner Water Main Intertie
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Girdwood Water Supply Today

Girdwood is supplied from Wells “1 & 2”

Water quality and quantity to satisfy regulation and
future demand

 Potential benefits include reduced O&M expenses and increased 
emergency resilience
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Girdwood Wells 1 and 2
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New Townsite Well
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Funding Sources

Well 1: $5 Million (SRF EC Forgivable Loan)

Well 2: $1.5 Million (SRF CO Forgivable Loan)

New Townsite: $3 Million (Pending CDS Approval)

 Total “Grant” Funding: $9.5 Million 

 Project Cost Estimate (ROM): $15 to 20 Million
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Girdwood I&I Mitigation 

Mitigate groundwater
Infiltration and Inflow
into the Sewer System

Multiple Phases
targeting specific areas
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Donner Water Main Intertie

 Increases flow resiliency
into area south of
Alyeska Highway

Done in coordination with
a Private Development

April 21, 2025



Mark A. Schimscheimer, P.E.
Engineering Director

Mark.Schimscheimer@awwu.biz
907.917.6547

April 21, 2025



1. A legal opinion sought by the previous Planning Director during Summer 2024, on 
whether GBOS can initiate a Title 21 text amendment. 

By email, dated August 26, 2024, former director Craig Lyon communicated our 
legal opinion. Our office didn’t provide any further analysis at that time but here is 
some further analysis.  

Question: Does code allow GBOS to initiate Title 21 text amendments?  

Answer: No. Anchorage Municipal Code (“AMC”) 21.03.210B.1 states: “A petition 
for amendment to the text of this title may be initiated by any review or decision-
making body.” GBOS is not established anywhere in Title 21 as a  “review or 
decision-making body.” There are no Title 21 processes which require review or 
decision-making by GBOS. This can be contrasted with the Chugiak-Eagle River 
Advisory Board (CERAB) which is specifically established in Title 21, Chapter 10 to 
“review and make recommendations on actions addressed in Section 21.02.020 
[Table of decision and review authority] which affect Chugiak-Eagle River.” Title 21, 
Chapter 9 (Girdwood) does not contain similar language. Instead, AMC 21.09.030A 
states: “…all development in Girdwood shall be subject to and reviewed pursuant 
to the generally applicable administrative and review procedures set forth in 
Chapters 21.02, Boards, Commissions, and Municipality Administration, and 21.03, 
Review and Approval Procedures.” 

Because of GBOS’ role as “ex-officio” community council for the Girdwood 
community, Title 21, Table 21.03-1 does require notice of Title 21 Text Amendments 
but that is different than review or decision-making authority.   

I want to emphasize that this is just a straight-forward code interpretation. It could 
be that, operationally, GBOS’ involvement in general Title 21 issues affecting 
Girdwood looks very different. This section of code is clear, however, that GBOS is 
not currently authorized to initiate Title 21 Text Amendments. 

2. An opinion sought by Real Estate / HLB in 2024 whether the Service Area can hold 
management responsibility for land not dedicated to the parks or roads services. 

Question: Can the Municipality transfer municipal property to the Girdwood Valley 
Service Area either through a transfer of management authority or disposal? 

Answer: No, service areas have no authority under municipal code to acquire or 
manage real property of the municipality. Service areas are organized to collect 
taxes and provide special services within that taxing district. Acquisition of real 
property is not a special service; it is an administrative activity of the Municipality 
under the exclusive authority of the Municipality’s Real Estate Department pursuant 
to AMC 25.10.030. Anchorage Municipal Code 25.10.050 additionally limits 



management authority of municipal property to municipal agencies or utilities.  For 
purposes of AMC Title 25, “agency” means “any department, office, or subdivision 
of the municipality” which does not include service areas or service area boards. 

While GVSA has no authority to directly acquire or manage municipal property, 
there may be suitable alternatives such as designating management authority of 
municipal land to Parks & Recreation, who could then coordinate management with 
the Service Area Board or third-party contractor.   

3. An opinion sought by the Ombudsman in 2023 on whether GBOS committees and 
subcommittees are subject to the Open Meetings Act. 

We don’t have a record of a request from the Ombudsman, but we do have a 
request from Kyle Kelley related to GBOS’ members attendance at Alyeska 
presentations and whether that could pose Open Meetings Act issues. Our office 
(Jessica Willoughby) responded to Kyle in October 2023 with the following: 
 
The issue:  All members of the GBOS have received an invitation from Alyeska Resort to attend a 
private presentation about their future development plans as part of the new master plan the 
resort is developing.  They’ve asked GBOS to attend the presentation individually so they could 
give input on the development ideas to help the resort gauge public opinion.   Some on GBOS 
feel that only two members of GBOS should attend the meeting after a vote to determine who 
those representatives are.  Others on GBOS feel that it is okay for all the members to attend the 
private presentation individually just if they don’t form a quorum. 

  
The request from GBOS:  Is GBOS violating OMA if they all attend similar presentations 

individually or not forming a quorum of three?  
  

Pursuant to AMC 2.40.035B., the Municipality recognizes the Girdwood Board of Supervisors 
(GBOS) as both a board and as the community council, ex-officio, for the Girdwood Community 
Association/Land Use Committee area as depicted in Map 10, AMC 2.40.090.  There are five 
members.  Under AS 44.62.310-312 (and their own Rules & Procedures), GBOS is subject to the 
Open Meetings Act and all GBOS meetings are open to the public except for Executive 
Sessions.  Per Rules & Procedures, all events and gatherings where more than two members are 
reasonably expected to be in attendance shall be publicly noticed. 

  
Answer:  I think GBOS is fine either way – either having two members attend (and thereby not 
subject to OMA per GBOS Rules & Procedures) and/or members individually attending (and 
thereby not subject to OMA).  My preference is that they attend individually.  There is some 
argument that GBOS is an advisory only body so that under AS 44.62.310(h)(2), the “more than 
three members” doesn’t apply so that even two could constitute a meeting.  But as their Rules & 
Procedures reflect the “more than three” number, perhaps I am missing that GBOS has 
authority to establish policies or make decisions for a public entity. 

  
 
 



On pressing development concerns in Girdwood 

1. An opinion sought by the prior Planning Director (late 2023/early 2024?) on whether 
Title 21 Land Use code applies to state owned airports within the MOA, specifically 
Girdwood Airport. 

Our office has not conducted this analysis in relation to the Girdwood Airport. We 
have opined more generally about the application of Title 21 at Ted Stevens. Our 
conclusion was, in general, Title 21 planning and zoning regulations apply at Ted 
Stevens, but the Municipality is prohibited from controlling the use of any parcels 
that are used for the movement of aircraft (runways, taxiways, etc.).  

2. An opinion sought by the Planning Department in later 2024 on whether Short Term 
Rental use falls under the "Household Living" requirement for Residential use in 
Title 21. 

Incomplete, but more information is forthcoming. 

 



Status of Proposed Development Projects in Girdwood
Updated 4/18/2025

Description Location Developer Status Link
Public Comments 
or Hearing MOA Process

Holtan Hills
North of Girdwood 
School CY Investments

Land transferred and platted.
Awaiting community meeting and PUD 
application. Not yet scheduled

Expecting Conditional Use / Planned Unit 
Development application in spring 2025

Alyeska Village
phases 1-3 Alyeska Resort Pomeroy

Approved Area Master Plan and Phase 
1 Development Master Plan.
Army Corps permit POA-2023-00473 None

DMP for phases 2 & 3 will require PZC 
public hearing

Glacier Creek 
Village
phase 4 North of Girdwood Airport Pomeroy

Part of approved Alyeska Resort Area 
Master Plan.
On land curently owned by HLB/MOA

Condiditions on 
land transfer may 
be added to HLB 
work plan. Public 
hearing at May 20 
Assembly

Any future disposal will have public 
hearings at HLB Advisory Committee and 
must be approved by Assembly after 
additional public hearing

Remote Avalance 
Mitigation storage & 
heliport

Old Gravel Pit @ Seward 
MP89 AK DOT

Application delayed until adoption of 
Girdwood Comprehensive Plan.

Future public 
hearings at 
Planning & (likely) 
Assembly

Expecting re-zoning application in Early 
2025

Alpenglow Mixed-
Use 204 Hightower Rd

Girdwood Building 
Company, LLC

Planning application 2025-0038
PZC public hearing scheduled

PZC public hearing 
on May 5 Application for Development Master Plan

Hotel & Retail Store
Off Alyeska Hwy behind 
Brewery

Glacier View LLC 
(Tim Cabana)

GBOS considering making a request for 
a code change to allow retail uses in 
gC-10.

Future Public 
Hearings at PZC 
and Assembly

Requires a change in Title 21 Chapter 09 
Use Table to allow retail. Will need 
Planning and Zoning Commission review 
plus Assembly action

Cabin condo 
development

Off Alyeska Hwy east of 
bridge Spinell Homes

Planning case 2025-0035
Administrative review held on April 18 - 
result TBC None

Depends on outcome of administrative 
review

ENSTAR gasline

Between wastewater 
plant and Virgin Crek 
Drive ENSTAR

DNR issued permit for Section Line 
Easement. Permit on appeal. None No MOA involvement

Lodge and 
associated facilities Girdwood Airport - north

Glacier Valley 
Lodge LLC

Land lease only approved by AK DOT in 
April 2024. Construction will require 
separate DOT Airport Building Permit.

Requires DOT 
permit (no hearing) 
& MOA 
permit*/hearings 
before 
improvements

*State and MOA have contradictory legal 
opinions of need for MOA permits 

Potential helicopter 
operation Girdwood Airport - south

Silverton Mountain 
Guides Lease awarded for Parcel H.

Requires DOT 
permit (no hearing) 
& MOA 
permit*/hearings 
before 
improvements See note above

New water system 
wellhouse

Immediately north of 
Glacier Creek Bridge AWWU Initial design 

Future hearings at 
HLB Advisory 
Commission and 
Assembly

Any future disposal will have public 
hearings at HLB Advisory Committee and 
must be approved by Assembly after 
additional public hearing

Alyeska-Seward 
Highway 
Intersection

Alyeska-Seward Hwy 
junction AK DOT

Initial concept design. CSS approved by 
MOA. On hold awaiting future funding 
(STIP anticipates 2029 or later)

Future hearings 
including HLB land 
disposal and others

Using Context Sensitive Solution (CSS) 
process



Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec
Traffic/DUI/Parking 16 49 40
Security Checks 203 204 205
Suspicious Activities 2 1 2
Property Crimes (Theft / Vandalism) 7 5 4
Assault / Disorderly Conduct 9 4 5
Drug Problems (Sales/Possession)
Civil Problems / Citizen Assists 8 6 4
Welfare Checks / Alarm Calls 10 6 2
Animal Control / Wildlife Calls 2
Agency Assist 8 1 10
Other 12 5 3

Monthly Sub Total: 275 283 275 0 0 0 0 0 0 0 0 0

Running Annual Total 275 558 833
*Unclassified Calls are those that were either created in error or did not fall into standard statistical categories.

Citations Issued N/A 24 15

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec
Traffic/DUI/Parking 4 3 4
Security Checks 33 86 65
Suspicious Activities 3 2 2
Property Crimes (Theft / Vandalism) 1 3 1
Assault / Disorderly Conduct 5 5 5
Drug Problems (Sales/Possession)
Civil Problems / Citizen Assists 4 9 12
Welfare Checks / Alarm Calls 7 5 2
Animal Control / Wildlife Calls 1
Fire / EMS 5 11 12
Other 3 10 13

Monthly Sub Total: 65 135 116 0 0 0 0 0 0 0 0 0

Running Annual Total 65 200 316
*Unclassified Calls are those that were either created in error or did not fall into standard statistical categories.

Citations Issued N/A 5 0

2025

Unclassified CFS
Grand Total

Citations Total

Girdwood Only - Whittier Public Safety Statistics
2025

Unclassified CFS
Grand Total

Whittier Only - Whittier Public Safety Statistics
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MUNICIPALITY OF ANCHORAGE 
GIRDWOOD ROADS, FACILITIES, 

PARKS & RECREATION 

 
 
7DATE: April 21, 2025 
 
TO: Girdwood Board of Supervisors 
  
FROM: Kyle Kelley, Girdwood Service Area Manager & Margaret Tyler, Parks and Recreation 
 
SUBJECT: Roads, Facility, Cemetery & P & R Monthly Report 
 
 
April showers bring…snow. And flowers. And snow. You pick, it’s all 
happened. Biggest dump of the year the first week of April was a surprise, 
especially if you had taken off your winter tires. 
 
Girdwood Parks Master Planning is kicking off with Huddle AK. Project 
website www.girdwoodparksplan.com will be launched soon. 
 
Mutt Mitts, trash and park sweep are handled by our summer staff! 
Caretakers Luke and John are back! If you see anything that needs attention, 
please contact Kyle kelleykt@muni.org or Margaret tylerms@muni.org.  
 
GPR is recruiting for a campground host to be in the park mid-May thru mid-September. soon 
for the summer season. Window Washing completely April 19. Summer turf maintenance 
contract is set and begins in May. 
 
GVSA parks/rec projects slated for 2025 are: 

• Bridge replacement over California Creek adjacent to Town Square park/Crow Creek 
Road funded by private donation. 

• Tread work on Virgin Creek Falls Trail funded by private donation assisting with YEP 
crew. 

• Trail work and trailhead signage on the Lower Virgin Creek Trail (a social trail that 
connects Virgin Creek Road to Danich Trail). 

• Suspension bridge to replace the Hand Tram funded by a variety of sources. 
• Tread and drainage work on the Middle Iditarod National Historic Trail between the 

school and USFS Boundary co-funded by GVSA and RTP Grant 
• Construction of a pavilion in Lions Club Park, cofounded by GVSA, Lions Club, private 

donations and LWCF grant. 
• Study storm damage to the Beaver Pond Trail. 

 
Trails:  Trails Committee is working on updating the winter map and Girdwood Trails 
Management Plan. 
 
 
 

mailto:kelleykt@muni.org
mailto:tylerms@muni.org
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Parks & Amenities:   
• Campground: Tent campground Closed.  
• Annual Beautification: Cleanup complete.  
• Playground:  Open. 
• Lions Club Park:  Working on pavilion, see Grants, below 
• Disc golf: Open.  
• Library/Community Center: Library is open TUE-SAT 10-6 
• Tennis Courts: Wind screens and nets are down for winter.  
• Soccer field: Closed 
• Sladen J Mohl Ball Field: Closed 
• Skate Park: Closed 

 
Reminder: No dogs on the baseball field, playground, tennis courts, and skate park.    
 
Parks Master Planning: Master planning for Girdwood Park parcels will kick off this week. 
Later, more details on the project's timeline will be available.  
 
GBOS Non-profit Grants: The 2024 grants have been completed. The 2025 grants are all with 
MOA for processing and payment. 
 
Other Grants:   
Land and Water Conservation Fund (LWCF) Grant –GVSA attended info session on  LWCF in 
preparation to work on the grant for the Lions Club Park Pavilion.  Match is 1:1. LWCF grant 
request is $103,737.00 for a project costing $207,474.00.  This project has been accepted by the 
National Park Service and may begin in the next construction season, grant must be wrapped up 
by 2027.  
 
Recreational Trails Program Grant (RTP): GVSA/GTC opted not to apply for 2025 RTP grant 
due to a number of factors, including the anticipated steel package unlikely to meet Federal Buy 
American Steel waiver. In 2024 GTC/GVSA was awarded RTP funding for the Middle Iditarod 
National Historic Trail, match is 90:10 with match coming from GTC and MOA funds. RTP 
grant request is $179,745.00, match is $19,970.00 for a project costing $199,715.00. This project 
was delayed in contracting in 2024. SOA is now completing the contracting phase, project will 
begin in spring 2025.  
 
Rasmuson Foundation:  GVSA received $250,000 Tier 2 Grant to assist with construction of the 
suspension bridge to replace the decommissioned hand tram.  
 
National Forest Foundation: GVSA has completed application through the National Forest 
Foundation of approximately $220,000 for the bridge to replace the hand tram. 
 
Alaska Community Foundation: Girdwood Parks and Rec applied for Trail Care grant and was 
awarded $1000 for trail backpack and chainsaw for trail work. Grant will be closed upon 
purchase and reimbursement and a final report will be completed. 
 
Social Media & Websites:  GBOS, committee and sub-committee meetings are now available 
on a calendar view. Go to www.muni.org/gbos/events and see what meetings are coming up!  
GBOS videos are on line!  Follow the link on our website to our YouTube videos or copy this: 
https://www.youtube.com/channel/UCOUlNInprZEjhbpVPiJOlEA  
 
 

http://www.muni.org/gbos/events
https://www.youtube.com/channel/UCOUlNInprZEjhbpVPiJOlEA
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We are active on Facebook as Girdwood Board of Supervisors. GVSA Websites are:  
GBOS: www.muni.org/gbos 
LUC: www.muni.org/gluc 
GTC: www.muni.org/gtc 
PSAC: www.muni.org/gpsac  

Cemetery: www.muni.org/gc 
Parks and Rec:www.muni.org/gpr.   
Girdwood Trails Plan: www.muni.org/gtp

GHEC: 
www.muni.org/gbos-ghec 

 
 

 
 

 
Links and info: 
Sen. Cathy Giessel’s weekly newsletter: Signup Form (constantcontactpages.com) 
Information on the ASD activities is available here: Anchorage School District / Anchorage 
School District Homepage (asdk12.org) 
Anchorage Assembly: Assembly Home 
Heritage Land Bank information: www.Muni.org/HLB 
 

Roads 
Road Status: After getting a good dose of snow last week, followed by over 3.5” of rain over 
the past week, we’ve returned to more typical spring conditions.  Grading of roads and patching 
of asphalt potholes is being completed. Next up is sweeping of paved streets, parking lots, and 
pathways.   Once conditions allow, we’ll move to spring grading and apply calcium for dust 
control as the dryer season begins.  The first project area this spring/summer will be in Old 
Gridwood, where several drainage projects will be dealt with.  
 

Major project updates: 
Ruane road fish passage culvert replacement. We’ve located the funding for this project along 
with AWWU funding for Girdwood improvements being managed by the EPA.  We have 
applied with the EPA to request the funds and coordinate that effort with AWWU.  EPA has 
finished the NEPA review and EPA Grant Specialist still needs to complete their review before 
funding can be released to GVSA.  The funding designated for the project is $1.6 million, and it 
will require a 20% match.   
 
Davos Road Fish culvert @ Alyeska Creek: The new fish culvert at Davos Road and Alyeska 
Creek has completed construction bidding, and Caliber Construction out of Anchorage won. 
Caliber has been given early approval to remove trees in the construction zone to comply with 
the bird nesting restriction that begins in May. They will return in May when conditions allow 
the culvert replacement and lowering of the waterline to start.   
 
Summer Maintenance Projects with Western Construction: Starting late in April, Girdwood 
streets will move to summer maintenance, with winter cleanup of all paved streets and 
grading/compacting all gravel roads and moving into summer projects with Asphalt and gravel 
road improvements, drainage improvements, and brushing.  
   
 
 
 
 
 
 
 
 
 
 

http://www.muni.org/gbos
http://www.muni.org/gluc
http://www.muni.org/gtc
http://www.muni.org/gpsac
http://www.muni.org/gc
http://www.muni.org/gpr
http://www.muni.org/gtp
http://www.muni.org/gbos-ghec
https://lp.constantcontactpages.com/su/EcWR9Vt
https://www.asdk12.org/
https://www.asdk12.org/
https://www.muni.org/Departments/Assembly/Pages/default.aspx
http://www.muni.org/HLB
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Expenses and Budget: 
Girdwood Valley Service Area 2025 Mill Rate: 5.61 of 6 mills 
 
Roads: Road Expenditures by Month: 
 Month   2023  2024  2025   
 January  $62,791.19 $51,162.50 $29,666.25 
 February  $32,793.17 $50,612.50 $34, 533.25 
 March   $45,857.72 $96,425.00 
 April   $31,161.25 $60,296.50 
 May   $34,288.75 $33,003.75 
 June   $20,791.25 $35,861.50 
 July   $173,075.00 $7,143.75 
 August   $146,100.00 $51,086.42  
 September  $22,991.00  $9,553.75 
 October  $10,090.50 $20,370.00 
 November  $55,686.25 $16,982.50 
 December   $66,042.50  $22,993.75________ 
 Total thru December: $701,668.85 $455,492.25 $64,199.50 

 
Public works operation 2025 budget expended: $193,356.62 of $1,547,321.00 =12% 
2025 Capital Roads Project fund available (406): $1073.56 
2025 Davos Fish Culvert Project: $894,164.16 
 
Parks:  
 2025 Expended Budget: $17,101.57 of $543,424.00 =03% 
 2025 Capital Park Project (406) Reserve Fund available: $840,830.82 
 2025 Winner Creek Trail Suspension Bridge funds = $357,068.70 
 2025Winner Creek Trail Suspension State Grant Funds = $1,200,000.00 

2025 Community Room Capital Reserve Fund (406): $47,896.12 
 
 
Police:  
 2025 Expended Budget: $72,706.48 of $817,409.00 = 10% 
Fire:  
 2025 Expended Budget: $322,582.13 of $1,938,423.00 = 17% 
 2025 Fire Undesignated Capital fund (406) = $223,317.20 
 
Housing and Economic Fund:  
 2025 Expended Budget: $0.00 of $117,600.00 = 0% 
 
Other: 
Meetings to schedule: 
GBOS 1&3 year plans (WS April) 
GBOS Rules and Procedures (WS) 
GBOS 2024 end-of-year budget review. (April) 
GBOS Organizational meeting (After election results are certified April/May) 
GBOS 2026 budget work sessions (x2 or 3) (July/Aug) 

Budget complete for vote at Sept 15 GBOS meeting 
 
 



 

To: Mayor Suzanne LaFrance 
Municipal Manager Becky Windt Pearson 

CC 
Municipal Attorney Eva Gardner 
Development Services Director Gregory Soule 
Planning Director Mélisa BabbAssembly Member Randy Sulte 
Assembly Member Zac Johnson 
Senator Cathy Giessel 
Representative Ky Holland 

 
Dear Mayor LaFrance and Municipal Manager Windt-Pearson, 
 
The Girdwood Board of Supervisors (GBOS) would like to notify you about a long-simmering 
issue in our community which now appears poised to potentially require imminent Municipal 
action. 
 
GBOS has a growing concern about certain development activity on the state-owned Girdwood 
Airport property. It has been the state’s practice to ignore the requirements of Anchorage Land 
Use code at this location and encourage their tenants to do the same, based on a particular 
reading of state statutes. We anticipated this to become a critical problem when a proposed 
hotel project at the airport moved forward, since hotels are not an allowed use in the Girdwood 
Airport zone under Anchorage Municipal Code. 
 
However, a lease was recently issued by the State of Alaska Department of Transportation 
Aviation Leasing office for helicopter operations on Parcel H at Girdwood Airport. 
This came as a surprise. 
Parcel H is located at the southern end of the Girdwood Airport property, is outside of the airport 
boundary fence, and has not been considered a developable parcel in the current or any prior 
Girdwood Airport Master Plans. Unsurprisingly, Parcel H has never been offered for lease 
before, but an initial lease application, a series of denials, appeals, and an administrative law 
judge opinion (OAH No. 22-0478-APT) eventually led to the DOT Commissioner approving the 
offering of a competitive lease opportunity. The original applicant was not successful, but a 
lease was awarded last month to a Colorado-based heli-skiing business. The new lessee has 
already conducted a land survey and marked the boundary of the parcel 
 
Critically, Parcel H is immediately adjacent to several residential dwellings on Lake Tahoe Road 
which were built in 1981-1983. In the intervening 40+ years, Parcel H has been operating as a 
wooded noise and visual buffer between the residential neighborhood and airport operations. 
Partly because of this buffer, there have been few conflicts even though aviation and residential 
uses occur daily in such close proximity. The residences are merely a few feet from Parcel H, 
presumably due to a combination of laxer surveys in the 1970’s and no effective land use code 
in Girdwood at the time. Maps and photographs in the enclosures show the extreme proximity of 
residential housing to this Parcel. 
 



 

It is abundantly clear that daily helicopter operation within a few feet of residential homes is 
contrary to the public health, safety and welfare of our community’s residents. 
 
GBOS is respectfully requesting the following actions from the Municipality: 

● A clear assertion from the Municipal administration that Anchorage Municipal Code 
applies to development activity on Girdwood Airport, including but not limited to: noise 
ordinances, stream setbacks and other relevant sections of Title 21 land use code 
including zoning code. 

● A courtesy notification to the new lessee that a Land Use Permit is required before any 
of the triggering actions under AMC 21.03.100 are performed. 

● Notice to the relevant state office that the Municipal administration intends to enforce 
Anchorage Municipal Code, including Land Use Code at Girdwood Airport, specifically 
for previously unanticipated development of Parcel H. 

 
Sincerely, 
 
Briana Sullivan 
Co-Chair, GBOS 
 
Mike Edgington 
Co-Chair, GBOS 
 
Jennifer Wingard 
Land Use Supervisor, GBOS 
 
Enclosures: 3-10-25 Letter from Senator Giessel to Commissioner Anderson 
  3-10-25 Residents’ letter to Senator Giessel 
 



 
 
                   Alaska State Legislature  
 

 
 

 

Sen.Cathy.Giessel@akleg.gov 
 

 

120 4th Street 
Alaska State Capitol, 

Room 121 
           Juneau, AK 99801 

 

Senator Cathy Giessel 
Senate Majority Leader 
Senate District E 
907-465-4843 

 
March 31, 2025 
 
 
 
 
 
Commissioner Ryan Anderson, P.E. 
Department of Transportation and Public Facilities 
P.O. Box 11250 
Juneau, AK 99811-2500 
 
Re: Statewide Aviation, Girdwood Airport, Parcel H development 

Dear Commissioner Anderson, 
 
I am writing to formally request the public notices and associated documentation provided by the 
Department of Transportation & Public Facilities (DOT&PF) concerning the recent lease award for 
Parcel H at the Girdwood Airport. 
 
In particular, I would like to review the materials that demonstrate compliance with the following 
regulatory requirements: 
 
17 AAC 45.150 – Opportunity to Comment: Please provide all notices and public comments 
received in connection with this lease, particularly any announcements issued pursuant to 17 AAC 
45.400 and any records of opportunities the public had to provide input prior to the lease being 
finalized. 
 
17 AAC 45.140 – Airport Noise Compatibility Program: If the department has determined that 
helicopter operations adjacent to a residential neighborhood warranted a noise compatibility 
program under this statute, I request the documentation of that program, including FAA approval 
under 14 C.F.R. 150.23. 
 
17 AAC 45.145 – Airport Zoning: Please share any zoning plans developed by the department for 
the Girdwood Airport and surrounding areas, including any public hearings or notifications 
conducted under AS 02.25.030. 
 
 



 
 
                   Alaska State Legislature  
 

 
 

 

Sen.Cathy.Giessel@akleg.gov 
 

 

120 4th Street 
Alaska State Capitol, 

Room 121 
           Juneau, AK 99801 

 

Senator Cathy Giessel 
Senate Majority Leader 
Senate District E 
907-465-4843 

In light of the concerns raised by community members and the recommendations outlined in the 
2005 Girdwood Airport Master Plan regarding the appropriate siting of helicopter operations, 
gaining clarity on how these statutes were applied in this instance would help the Girdwood 
community better understand the process that was followed. 
 
I would appreciate a timely response with the requested records or guidance on how and where I 
may obtain the public notices.  I would also appreciate seeing the comments that were received as a 
result of the public notices. 
 
Thank you for your attention to this matter. 
 
Respectfully, 
 
 

Senator Cathy Giessel 
Senate District E 
 
cc:  Troy LaRue, C.M, Operations Manager, Statewide Aviation 

Rebecca Douglas, C.M., Planner, Statewide Aviation 
Andrew Warner, C.M., Policy, Statewide Aviation 
Residents of Girdwood 

 Girdwood Board of Supervisors 
 Representative Ky Holland, District 9 
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GIRDWOOD VALLEY SERVICE AREA BOARD OF SUPERVISORS 
Briana Sullivan & Mike Edgington, Co-Chairs 

Jennifer Wingard, Brian Burnett, Kellie Okonek 
Suzanne LaFrance, Mayor   

April 28, 2025 
MOA GBOS Quarterly Meeting 

Agenda Draft 
4:00 p.m. via Microsoft Teams & Girdwood Community Room 

 
This meeting is being held via teams with in-person attendance at the Girdwood Community Room, 250 Egloff Rd. 
Join the meeting now Meeting ID: 229 458 017 670 Passcode: HZ3gs9U2  
Dial in by phone +1 907-519-0237,,851681771# Phone conference ID: 851 681 771#  
 
The Girdwood Board of Supervisors, its committees, and subcommittees are subject to the Alaska Open Meetings Act as found in 
Alaska Statute 44.62.310 and Anchorage Municipal Code1.25 - Public Meetings. 
The Girdwood Board of Supervisors operates under the Girdwood Public Meetings Standards of Conduct. 
Call to Order 4:00 p.m.  Mike Edgington or Briana Sullivan, GBOS Co-Chair 
 
Land Acknowledgement: The Girdwood Board of Supervisors acknowledges the indigenous peoples of Alaska, whose land we reside 
on. The community of Girdwood, situated between the areas known to be Dena'ina and Alutiiq homeland, respects the people who 
were stewards of this land for generations. We commit to the continued stewardship of this land and are grateful to be part of a wider 
community that seeks to maintain a sustainable use of Girdwood Valley for present and future peoples. 
 
Roll Call & Disclosures 
Agenda Revisions and Approval 
April 28 MOA GBOS Quarterly Meeting Agenda approval 
 
Attendees or designees requested: Becky Windt Pearson, Municipal Manager; Bill Falsey, Chief Administrative Officer; 
Eva Gardner, Municipal Attorney; Tiffany Briggs, Real Estate Director; Melisa Babb, Planning Director; Emma Giboney, 
Land Management Officer 
 
Agenda 
Welcome and Introductions 

1. Role of GBOS/GVSA within the MOA 
Review of Legal Opinions 
What changes would administration allow GBOS to make to improve these situations? 

2. DOT Airport land and Municipal zoning and planning requirements 
3. Girdwood-specific Short Term Rental Registration and Regulation framework (10.24) 
4. Alcohol tax  

Update on any Q1 revisions? How much funding goes to Girdwood Services? 
5. Marijuana tax 

Percentage going to Girdwood? 
6. Nothing hlb? GIP? 

 
7. Funding source for capital 

  Access to intra-fund loans - Is it possible to use these? 
8. Tsunami Signs for Girdwood 

 
Public Comment: Persons offering public comment must state their full name and address.  Public Comment is 
limited to three (3) minutes per person and must be on subjects not listed on the agenda.   

http://www.muni.org/gbos
https://teams.microsoft.com/l/meetup-join/19%3ameeting_MTQ3Yzg5ZmUtMWRjNC00ZGRlLWEzYTItNDJlMzQ0NmFlZGQ3%40thread.v2/0?context=%7b%22Tid%22%3a%22127a78cb-19c5-46ca-b11f-87c33c49a907%22%2c%22Oid%22%3a%22a310da92-395b-4b98-af7c-4b5f3638323a%22%7d
tel:+19075190237,,851681771
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Adjourn 
              GBOS Meeting Agendas and minutes are available on line: http://www.muni.org/gbos  

http://www.muni.org/gbos
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Briana Sullivan & Mike Edgington, Co-Chairs 

Jennifer Wingard, Brian Burnett, Kellie Okonek 
Suzanne LaFrance, Mayor   

 
LETTER OF NON-OBJECTION 

 
 
Shanna Gamble, Acting Director, Anchorage Parks and Recreation 
 
April 21, 2025 
 
RE:  2025 Girdwood Forest Fair Permitting  
 
 
The Girdwood Board of Supervisors (GBOS), by a vote of x in favor and x opposed at the April 21 GBOS 
Regular Meeting, has no objection to the Girdwood Forest Fair General Permitting and site plan as presented for 
2025, contingent upon completion of all required permitting. This letter will be held until full permitting is 
complete. 
 
In addition, the GBOS approves fee waiver for use of the Girdwood Park over the dates of the Forest Fair.   
 

 
      
   
Brian Burnett  
GBOS Parks and Rec Supervisor    Witness 
 
 
 

http://www.muni.org/gbos
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Girdwood, Alaska 99587 
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GIRDWOOD VALLEY SERVICE AREA BOARD OF SUPERVISORS 
Briana Sullivan & Mike Edgington, Co-Chairs 

Jennifer Wingard, Brian Burnett, Kellie Okonek 
Suzanne LaFrance, Mayor   

 
April 22, 2025 

 
GIRDWOOD BOARD OF SUPERVISORS 

LETTER OF NON-OBJECTION  
Planning and Zoning Commission Case# 2025-0038 

 
 
The Girdwood Board of Supervisors submits this Letter of Non-Objection regarding the  
Development Master Plan for Alpenglow Residences phases 1 and 2 in the gC-9 zoning district, Case No. 2025-
0038. 
 
This Letter of Non-Objection was recommended  by the Girdwood Land Use Committee at their April 14 2025 
regular meeting.  
 
This action passed and approved by a vote of X in favor and  x opposed at the GBOS Regular Meeting on April 21, 
2025. 
 
 
 
 
Jennifer Wingard 
GBOS Land Use Supervisor 

http://www.muni.org/gbos






































































































































Girdwood Ace 
Hardware & Sport



Girdwood’s Community 
Store

Mountain town aesthetic with 
products tailored for the 

Girdwood shopper



Ulmer’s Drug & Hardware

• Established 1977
• Community focused approach
• 23,000 sf retail floor
• Strength through exceptional customer service and locally focused product mix



Ace Hardware + Additional Vendors =
Community Store

• Gold standard of community 
hardware stores

• Flexible product mix to fit to 
community needs

• Designed to compete on 
price and offerings with 
national chains like Home 
Depot and Lowes
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• Supplemental departments 
make the store a community 
staple

• Additional departments of 
home goods, electronics, 
toys, gifts, office supplies, 
etc.



Departments & Offerings for Everyone
 Traditional Tools & Hardware

• Paint & Stains

• Tools

• Hardware & Fasteners

• Electrical

• Plumbing

• Automotive

5



Departments & Offerings for Everyone
 Home Goods

• Lawn & Garden

• BBQ & Propane 
Exchange

• Kitchen & Bath

• Appliances

• Linens

• Personal Care

• Winter Goods

• Key Making

• Photo Printing
6



Departments & Offerings for Everyone
 Families, friends & guests

• Sports Equipment

• Holiday Supplies

• Pet Department

• Toys & Games

• Electronics

• Clothing

• Gifts & Cards

• Alaska Gifts

• Party Supplies
7



Ace Rewards Customer Loyalty Program

8

• No hassle rewards program for 
locals

• Coupons, shopping incentives 
pushed to phone app or mailed

• Managed by Ace Hardware

• Customer insights and custom 
shopping deals sent based on 
purchase history



Community Events & Sponsorships

9

• Ulmer’s donates or sponsors with 
over 50 local Kenai Peninsula 
organizations 

• Commitment to kids’ activities and 
general welfare organizations

• Host of frequent bake sales, Santa 
visits, and a variety of community 
enriching activities

• Supporting over 30 children’s 
sports, music, and art groups

Winter King Tournament

Annual Santa in the store

Homer High School 
Athletics & Art



Employees Drive the Store

Effective and motivated employees are 
the key differentiator versus other stores

• High touch customer service

• Create a friendly, community focused 
shopping experience

• First and last impression of the store

• Knowledge experts on products and 
the local community

10



Employee Attraction & Retention

Half of Ulmer’s employees have been 
employed for 5+ years

• Blended mix of full-time and part-time 
employees

• Starting wage - $19.00/hr

• Average floor wage - $21.50/hr

• Managers - $25-30/hr

• 401(k) Program – Company match 100%

• Annual bonuses - $1,000 - $5,000+

• Employee discount – 20%-30% savings

11

2%2%5%
8%

15%

18%

50%
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35+

30+

20+

10+

8+

5+
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Proposed Site 

• Proposed store to be 
located opposite the 
existing brewery

• Parking area will be 
designed to maximize 
possible spaces

• Combined with 
brewery parking 
spaces, will provide 
nearly 3x the available 
parking spots

• Will allow brewery 
customers to utilize 
hardware parking lot

12



Good Neighbors

13

• Ulmer’s borders a neighborhood 
in Homer with no impact

• Minimal noise impact with 2-3 
weekly deliveries 

• Outside noise pollution only 
comes from offloading pallets

• Cardboard bailer and recycling 
reduces weekly waste to one 8 
cu yd trash bin per week

• No outside trash or pollution 
makes it’s way to community



Hardware Store Traffic

• Anticipated Hours - Weekdays: 9am – 7pm & Weekends: 9am – 6pm
• 75% of sales occur before 4pm
• Monday – Saturday have similar customer counts
• Sunday is slow; 50-60% of normal days
• Busiest during May – September
• Slowest during November - March

14

8-9 9-10 10-11 11-12 12-1 1-2 2-3 3-4 4-5 5-6 6-7
3% 6% 7% 10% 11% 12% 13% 11% 12% 9% 6%

6%

Transactions by Hour

26% 47% 27%
8% 18% 22% 25% 21%

Monday Tuesday Wednesday Thursday Friday Saturday Sunday
15% 15% 15% 15% 16% 14% 10%

Customers by Day



Mountain Modern Aesthetic 

15

• Simple, clean, mountain design with low profile
• Enhance the architectural appeal of Girdwood
• Minimal light pollution; what’s needed to provide safety to customers
• No intention of “standing out” with bright lights to attract eyes
• Ace Hardware does not dictate aesthetic with corporate requirements



Use Ulmer’s as a Blueprint to Create 
Girdwood Hardware & Sport

Ulmer’s is a resilient store that has adapted 
over time to become a leading Alaskan Ace 
Hardware 

• Use existing store staff to support initial 
startup operations

• Training opportunities in a working store 
for managers and new hires

• Established vendor relationships 

• Knowledge of small community needs

16



Girdwood 
Hardware & Sport

Monica Mede
Patrick Mede

Aaron Ulmer



 

Resolution of Support for a Text Amendment to Update the Use Table for gC-10 Zoning 
District 
 
WHEREAS, current zoning in Girdwood was established through AO 2005-81(S) based on the 
Land Use Map from the 1995 Girdwood Area Plan, and 
 
WHEREAS, the limited developable land in Girdwood Valley is currently split into five residential 
zones, ten separate commercial zones, two industrial and two resort zones, and several special 
use zones, and 
 
WHEREAS, when originally set up, gC-10 was undeveloped land with the intent of permitting 
“development of a limited range of non-retail commercial uses along with residential uses in a 
manner compatible with the surrounding residential land use”, and 
 
WHEREAS, parts of the gC-10 zone have now been developed, including a very popular 
brewery, and 
 
WHEREAS, although permitted under a general manufacturing use, the brewery functionally 
operates in a very similar way to a general retail operation during the hours it is open to the 
public, and 
 
WHEREAS, regulations for other commercial zones set out a progressive approval process for 
proposed buildings based on their gross floor area, with smaller structures below 2,000 sqft 
allowed by right, moderate sized structures up to 4,000 sqft requiring an administrative site 
review, larger allowed structures requiring a major site plan review, and a maximum structure 
size, and  
 
WHEREAS, the newly adopted 2025 Girdwood Comprehensive Plan shows the gC-10 areas as 
Mixed Use category, and includes a specific economic policy to increase the opportunities for 
new commercial development in Girdwood, and 
 
WHEREAS, adoption of the 2025 Girdwood Comprehensive Plan and Land Use Map will result 
in a rewrite of Girdwood zoning code, with a timescale for new code of at least 2-3 years, and  
 
WHEREAS, in the meantime, GBOS will consider support for small specific changes to the 
Girdwood Land Use code of AMC 21.09 which are in accordance with and advance the goals of 
the 2025 Girdwood Comprehensive Plan, and 
 
WHEREAS, at Girdwood Land Use Committee on April 14, 2025, by a vote of XXX … 
 
THEREFORE the Girdwood Board of Supervisors RESOLVES to recommend an update to the 
allowable uses for the gC-10 zone in AMC 21.09.050 to allow similar retail and office uses as 
other commercial zoning districts, 
 



 

ALSO THEREFORE the allowable additional uses in gC-10 should be implemented as 
amendments to the gC-10 column of Table 21.09-2, Table of Allowed Uses, as follows: 

● add a circled 4 (④) in all rows of the Office Use Category 
● add a circled 4 (④) in all rows of the Retail (Personal Services) Use Category 
● add a circled 4 (④) in all rows of the Retail (Repair and Rental) Use Category 
● add a circled 4 (④) in all rows of the Retail (Sales) Use Category, except for the Use 

Types: Fueling Station, Meat/Seafood Processing and Nursery 
 
PASSED … 



 



 



 



TRANSIT-SUPPORTIVE 
DEVELOPMENT
March 2025



WHAT IS TRANSIT-SUPPORTIVE DEVELOPMENT?

 Transit-Supportive Development is a planning and design strategy 
that consists in promoting urban development that is compact, 
mixed-use, pedestrian- and bicycle-friendly, and closely 
integrated with mass transit by clustering jobs, housing, services, 
and amenities around public transport stations



DO WE WANT IT?

 At the Federal Level (HUD): “Transit-Oriented 
Development is increasingly recognized as having 
the potential to improve the quality of life for 
American households, by creating vibrant, livable 
communities in proximity to transit.”

 At the Muni Level:

 2040 Land Use Plan (LUP), AO 2017-116

 Goal 2:

 Identify the most appropriate areas that can absorb more 

intensive use and compact housing

 Ensure that infrastructure can serve identified sites, and 
that public amenities are available nearby; and

 Support redevelopment and infill projects that can 
catalyze additional development.



WHAT DOES TSD LOOK LIKE?

2040 LUP St. Paul, MN Portland, OR

Smyrna, TN Mercer Island, WA



RELATIONSHIP BETWEEN PLANS AND CODE

 Plans: Vision and Strategy for the future shape of Anchorage

 Code: What can actually be built on the ground

 Transit-Supportive Development is in our plans, but was never 
implemented to be in code

We want this In the future We can do this now



RELATIONSHIP BETWEEN PLANS AND CODE

We want this In the future

(2040 LUP)

We can do this now

(Code)Muldoon

Airport Heights

Town Centers (Purple):

Housing

Mixed-Use

Walkable

Industrial:

No Housing Allowed



WHAT OUR EXISTING CODE RESULTS IN: 
(MULDOON FRED MEYER AREA)



WHAT TSD COULD RESULT IN:



WHERE MIGHT THIS BE IN ANCHORAGE?

NOTE: RED LINES 
APPROXIMATE

ALSO, TOWN CENTERS 
ARE DARK PURPLE



WHO DOES IT HELP AND HOW?

 Who

 Young families and professionals

 Seniors Looking to downsize but stay in their community and 
maintain independence

 Entrepreneurs who want to serve their community

 Everyone who loves walking or biking to get a cup of coffee or a 
pastry

 How

 Increased availability and diversity of housing

 Dynamic neighborhoods and corridors

 Greater transportation flexibility and choice

 Commercial opportunities and growth

 Financial benefits to city and residents



BENEFITS

 University of Utah: Walkable neighborhoods contribute to 15% 
decrease in obesity and 20% decrease in diabetes

 Fiscally sound policy: more intensive land use contributes greater 
property taxes at same mill rates and land valuations for existing 
properties

 Increases development by relieving constrictions on 
development that contribute to high housing prices and 
depreciating housing stock

 Creates affordable, attainable, desirable housing at a range of 
income levels and in multiple areas of town

 Provides greater incentive for roads to be retrofitted for greater 
pedestrian and cyclist use as areas transform into mixed-uses

https://www.ncbi.nlm.nih.gov/pmc/articles/PMC11068633/


DOES IT WORK?

 U.S. Department of Transportation: “Homes in walkable and 
transit-accessible areas are extremely desirable, and insufficient 
supply generally leads to higher prices for these homes. 
Increasing the amount of development near transit enables 
lower housing costs and makes more convenient transit service 
available for residents of all incomes.”

https://dot-climate-strategies.my.canva.site/tod


FROM A CLIMATE STANDPOINT

 Urban Areas

 Significant drops in energy consumption

 4,000 ppl/km2

 10,000 ppl/km2

 22,000 ppl/km2

 DU/Acre:

 6

 16

 35 (FTA goal for TSD is 36 du/acre)

 Per Capita Energy Consumption:

 U.S. Average: 279 Million BTUs

 Alaska: 987 Million BTUs (3.5x the average)



WHAT IS THE PATH FORWARD?

 Resolution in support of implementing Town Centers and Transit-
Supportive Corridors from the 2040 LUP.

 Engage in the public process should an ordinance come 
forward.
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