
 

RETURN COMMENTS TO: 
 

Municipality of Anchorage Planning Department 
Current Planning Division 

PO Box 196650 
Anchorage, Alaska 99519-6650 

Phone: 907-343-7943 
 
CASE NO: 2025-0038 
  
PLANNER: Francis McLaughlin 
  
REQUEST: Conditional Use for a Development Master Plan (Alpenglow Residences). 
  
SITE ADDRESS: 204, 206, 208, 210 & 224 Hightower Road, Girdwood, Alaska 99587 
  
CURRENT ZONING: gC-9 East Hightower Commercial/Residential District 
  
ORIG SUBD/LEGAL: Lots 1 & 2, Block 3, New Girdwood Townsite Alaska (Plat 65-70) 
 
COMMENTS AND MEETING SCHEDULE 
 
Planning and Zoning Commission        
Loussac Library Assembly Chambers 
3600 Denali Street 
Anchorage, Alaska 
 
Hearing Date: Monday, May 05, 2025 

Agency Comments Due: Monday, April 07, 2025 

Council Comments Due: Monday, April 14, 2025 
 
COMMUNITY COUNCIL(S):   
Girdwood Board of Supervisors 







































































































































 

 



 

 



 

























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.



BACKUP SLIDES



GIRDWOOD BOARD OF SUPERVISORS 
 
Town Centers and Transit Supportive Development Corridors 
 
WHEREAS, the Girdwood Board of Supervisors exists to afford citizens an opportunity for 
maximum community involvement and self-determination, and to provide a direct and 
continuing means of citizen participation in local affairs, 
 
WHEREAS, Girdwood Board of Supervisors acknowledges Anchorage’s ongoing housing crisis is 
linked to: a decline in population, an increase in homelessness, an increase in criminal activity, a 
lack of economic opportunities for young people and entrepreneurs, a lack of housing choices 
for seniors, a lack of well-paying jobs in the trades, increased traffic safety issues, a lack of 
resilience in the transportation system, and a lack of housing that is affordable for everyday 
hardworking Alaskans,  
 
WHEREAS, Girdwood Board of Supervisors desires to see housing and entrepreneurial 
opportunities developed in areas of the Anchorage Bowl that through a robust public process 
were determined to be acceptable for such development and additional density while 
simultaneously relieving pressure to increase density in areas that are predominantly single 
family in nature, 
 
WHEREAS, the Anchorage 2040 Land Use Plan employed such a robust public participation 
process in designating certain areas of the Anchorage Bowl as Town Centers and Transit 
Supportive Development Corridors which should be developed in a manner that is mixed-use in 
nature with densities sufficient to encourage walkability and support both active and public 
transit, 
 
WHEREAS, these areas align with Girdwood Board of Supervisors’s vision for areas that are 
proper for additional development and density of housing and entrepreneurial opportunities, 
 
WHEREAS, multiple adopted plans support such development in these areas including the 
Anchorage 2020 Comprehensive Plan, Anchorage 2040 Land Use Plan, and Anchorage Climate 
Action Plan,  
 
NOW THEREFORE BE IT RESOLVED Girdwood Board of Supervisors supports the Anchorage 
Assembly taking action to implement Transit Oriented Development in the areas designated in 
the Anchorage 2040 Land Use Plan as Town Center and/or Transit Supportive Development 
Corridor. This support is subject to the following items: 
 

1) The resulting code should be flexible enough to allow for many different types of 
housing including, but not limited to: 

a. Small-Lot Single Family Homes 
b. Cottage Courts 



c. Apartment buildings of reasonable heights for the subject areas and which can 
be configured in a way that support floor plans that can accommodate young 
families 

d. Single-Room Occupancy Developments 
2) These areas should incentive mixed-use and active transportation for maximum benefit 

by: 
a. Studying ways to reduce the dependence on traffic signaling 
b. Encourage safe, comfortable, and affordable active and public transit options 

3) Recognizing the importance of honoring the public process, areas prioritized for 
implementation should include areas which: 

a. Supported implementation within their neighborhood boundaries during 
development the Anchorage 2040 Land Use Plan or; 

b. Provide support for implementation during any process leading up to a change in 
code 

4) Changes in code should incentivize development of affordable and workforce housing in 
ways that do not discourage development in general. The Assembly should avoid 
restrictions such as inclusionary zoning, which, while well intentioned, has the practical 
effect of discouraging development.  

 
Resolved this XXth day of May 2025 
        ______________________________ 

Signature 
 
____________________________ 
Title 
 











 
 
                   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 24, 2025 
 
 
Commissioner Ryan Anderson, P.E. 
Department of Transportation and Public Facilities 
P.O. Box 11250 
Juneau, AK 99811-2500 
 

*Delivered Electronically* 

Re: Girdwood Airport, Leasing of Parcel H for helicopter operations 

 

Dear Commissioner Anderson, 

Thank you for your response of March 18, 2025. 

I contest the assertion that appropriate FAA guidelines were followed.  To place helicopter 
operations within a stone’s throw of a residential building, in a high-density neighborhood, can 
hardly be considered appropriate. 

I call to your attention the Girdwood Airport Master Plan, AKSAS Project No. 54743, prepared 
for your department by HDR Alaska, Inc. 

The date on the document is November 9, 2005. 

Page 2-5, section 2.2.3 Zoning Inventory: emphasizes importance for maintaining compatibility 
between adjacent land uses and the airport. 

Page 2-14 and 2-25, section 2.4.6 Noise: This section characterizes the noise generated by fixed 
wing aircraft and helicopter operations at the Girdwood Airport. 

Rotorcraft Noise Levels: This section discusses public health and safety mitigation considerations 
and potential significant cumulative adverse impacts for helicopter operations.  

Important to note is the location of helicopter operations as demonstrated on the map, Figure 2.15 

Page 3-4, section 3.1.11 Helicopter Operations: “They will typically land west of the north apron 
on the northern end of the taxiway.” 



Page 5-6, section 5.3.1 Lease Lots: “Leasing for helicopter operations should be located to the 
northeast end of the airport to minimize noise effects on the community.” 

I am aware that a Lease Award Letter was sent to the lease applicant on March 10th from the 
DOT.  The applicant company tells me that they have already spent significant time and money on 
Parcel H, with a survey completed for Parcel H. Architect and engineering planning is underway to 
have all of the required steps in place to facilitate start up construction this summer. 

This seems to fly in the face of your statement that …”no immediate development is allowed on the 
lease lot. Lease lot development will only be allowed following the issuance of an approved 
Building Permit from DOT&PF. While some surveying and land clearing may occur, the lot cannot 
be built upon until the Building Permit is executed by DOT&PF.” 

The other helicopter operation is sited at the northern end of the runway. This aligns with the 
Girdwood Airport Master Plan, as authored by HDR, for DOTPF. 

Commissioner, I urge you to rescind the leasing of Parcel H and rethink the appropriate location for 
this helicopter business at the Girdwood Airport. 

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 
 



 
 
                   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 10, 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, 

Attached you will find a letter from the citizens living in the portion of Girdwood that would be 
impacted by the recent lease award executed. 

The lease award provides for a helicopter operation within a few yards of one of the many homes in 
the neighborhood adjacent to the Girdwood Airport. 

To call this a significant issue to the residents of Girdwood, both the neighborhood adjacent to the 
helicopter activity but also the entire community would be an understatement. 

Photographs clearly portray the issue. 

Commissioner, I ask you to look at this lease and re-evaluate its prudence. As Alaskans we are “all 
in this together.”  It simply makes no sense to have helicopters, with the noise and air turbulence, in 
anyone’s back yard. 

I appreciate your attention to this. 

Respectfully, 

 

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



 
 
                   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 

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 



 
 
                   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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