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Phasing and Capital Improvements 
Implementing the plan is expected to require a phased approach. The map below illustrates the 
likely major phases in the implementation process; the table that follows provides more details 
on elements within each phase. A key piece to this approach is HLB’s commitment to work with 
the Girdwood community to find sites for and, where appropriate, assist in the development of 
any community facilities that require relocation. 

 
 Map 9.1 Full Site Phasing 
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Table 9.1 Draft Girdwood Townsite Implementation Plan  

Phase Roads, Trails & Community Facilities Responsibilities 
Phase 1 Egloff improvements (Library access) MOA working with State/Fed $ 

 Egloff improvements/“Main St” sidewalks MOA working with State/Fed $ 
 Other roads Private developers, with support from HLB 
 Iditarod Trail  HLB, with support from USFS 
 Relocated Little Bears Little Bears, with support from MOA/HLB 
   

Phase 2 Forest Fair grounds, facilities? Girdwood community and Parks & Rec, 
working with HLB 

 Egloff improvements/“Main St” sidewalks Private developers, with support from HLB 
 Other roads Private developers, with support from HLB 
 Ball Field relocation HLB, with support from private developers 
 Iditarod Trail  USFS, working with HLB 
 Community Facilities (radio station, 

community center, health clinic…) 
Sponsoring organizations, working with 
MOA/HLB 

   

Phase 3 Egloff extension and sidewalks Private developers, with support from HLB 
 Other roads Private developers, with support from HLB 
 Ball Field relocation HLB, with support from private developers 
 Iditarod Trail  HLB, with support from USFS 
 Community Facilities  Sponsoring organization, working with 

MOA/HLB 
   

Phase 4 Egloff extension to Ruane Road MOA working with State/Fed $ 
 Other roads Developers (public or private) with support 

from HLB 
 Campground/RV Park ? 
 Iditarod Trail  HLB, with support from USFS 

 Note: This matrix shows general expectations; details may change as specific projects develop. 

Other Implementation Actions 

Alyeska Highway  

Alyeska Highway can either be a seam that stitches together the North and South Townsites or a 
barrier dividing these areas. By adopting this plan, the Municipality and the Girdwood 
community make clear their intent to change the character of Alyeska as it traverses the New 
Townsite, with the objective of connecting the North and South Townsites and making this 
crossing easier, safer and more attractive by foot or vehicle, throughout the year.  

The primary means to reach this end is to work with ADOT&PF to prepare a design for needed 
changes to the highway, and then to secure the necessary funding. Chapter 6 of this plan outlines 
specific design options to achieve this intent. 

Iditarod Trail  

As is shown in Table 9.1, the Iditarod Trail traverses the length of the project area. At present 
this trail is an informal and incomplete dirt pathway. Under a pre-existing agreement between 
the USFS and HLB, HLB is responsible for reserving a route for the Iditarod Trail through the 
project area. The specific location of the trail will be addressed during the platting process, 
which will take place after the Girdwood South Townsite Master Plan has been adopted.  
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Girdwood South Townsite Design Standards and Guidelines  

The Anchorage municipal land use code (Title 21) governs development in all areas of the 
Municipality of Anchorage, including Girdwood. Prior to 2005, there was a concern that the 
more urban standards in the code would not encourage the kind of development patterns 
considered more appropriate for a small mountain resort community. In response, a major 
revision to the code applying specifically to Girdwood was adopted in November 2005 as 
Chapter 9 of Title 21. Title 21, Chapter 9 codifies zoning districts, allowed uses, development 
standards and design guidelines that are tailored for Girdwood conditions and that support the 
development concepts recommended in the adopted Girdwood CAT Plan for commercial core 
areas, including the South Townsite area. With the possible exception of design guidelines 
relating to the proposed new mixed-use main street area, an adequate regulatory framework 
appears to be in place to encourage implementation of the concepts generally illustrated in this 
plan.  

Master Planning and the Development Review Process 

Title 21, Chapter 9 mandates a two-step planning process for large tracts of land. The first step 
is a required “Area Master Plan” that is intended “to establish the general arrangement of land 
uses, circulation and infrastructure systems” in the development area (21.09.030.E.). This plan 
(Girdwood South Townsite Master Plan) is intended to serve as the area master plan for the 
study area as specified in the municipal code. 

The second planning step is the refinement of the area master plan and submittal of a 
“Development Master Plan” for development parcels within the larger study area. The 
development master plan is intended to “provide certainty to the community by stating a clearly 
articulated vision for the character, layout, and design of the development of the site. At a 
minimum, the development master plan shall establish specific circulation systems; specific land 
uses; site dimensional, design, and development standards; and building design standards for the identified 
development areas.” (21.09.030.F; italics added). 

The Girdwood South Townsite Master Plan has generally identified types of uses and 
approximate development areas and has made specific recommendations for the location and 
phasing of primary roads and trails. However, because there is considerable uncertainty about 
the near- and long-term demand for commercial and residential development in Girdwood, the 
plan has endeavored to preserve flexibility in the amount, specific composition and sequencing 
of future development in the South Townsite. Using this plan as a conceptual land use guide, all 
potential developers of individual tracts within HLB’s South Townsite property will be required 
to prepare a more detailed development master plan.  

All future development proposals in the South Townsite will have to meet the requirements 
outlined for a development master plan, including a grading and drainage plan, a detailed site 
plan, landscape plan, floor plans, building elevations, implementation schedule, and other 
relevant details. The site plan must show roads, trails, building locations and uses, parking, open 
space, and the total number of dwelling units and/or total floor area of commercial uses (Title 
21.09.030.F.3.e.). The master site plan for any development will be required to demonstrate that 
grades and circulation systems can transition smoothly to neighboring sites and potential 
adjacent developments. 
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In order to achieve the overall goal of an integrated and active mixed-use neighborhood in the 
northern portion of the South Townsite, it will be essential that developers demonstrate how the 
uses they propose will transition to adjacent uses and how the circulation into and through their 
proposed projects will connect to existing and future roads, paths and off-street parking areas. 
The overall spirit and connectivity of this area master plan must be retained as development 
proceeds, regardless of the size, scope and timing of individual projects. Every development in 
the South Townsite, whether civil, commercial, residential or some combination of more 
intensive uses, is expected to contribute to a logical and well-connected neighborhood network 
of streets, pedestrian walkways, trails, parking areas, and open space. While it might be easier to 
achieve desired character and internal connectivity throughout the South Townsite with a single 
developer, it is more likely that development will be incremental and that there will be a number 
of separate development parcels going forward over time. In that case, a higher degree of 
scrutiny by public agencies and the Girdwood community will be needed to ensure the integrity 
of the final product and the continuity of circulation and open space systems. In any event, small 
isolated development parcels are to be discouraged in the South Townsite. 

Standards and Guidelines for 
the Main Street Mixed-Use 
Neighborhood 

Among the desired qualities of 
the new main street are 
pedestrian orientation, human 
scale, and inviting character. 
Activated with public spaces and 
a variety of commercial 
enterprises, it should be an 
interesting place to walk through 
and explore. It should be active 
during most times of day and all 
seasons of the year. To achieve 
these qualities, the following 
design strategies are encouraged 
along Hightower Road/Egloff 
Drive in addition to those 
already outlined in Title 21.09: 

 Buildings must be designed to have a positive relationship to the street. The façades 
facing the main street should have interesting storefronts, sheltered entries and arcades, 
well-crafted signage, and other design elements that add color and visual stimulus. There 
should be no blank walls facing the street. 

 Buildings with commercial or retail space on the ground floor are encouraged to provide 
outdoor alcoves for seating where they can be sheltered and exposed to midday sun. 
Restaurant spaces in particular should be located where they can develop synergistic 
indoor-outdoor relationships. 

 In all mixed-use areas, there should be a continuous paved pedestrian walkway along 
both sides of the street. “Arcades or roofed walkways are required along the street face 



 

9.6 IMPLEMENTATION FINAL DRAFT Girdwood South Townsite Master Plan  

of all new buildings…. In the gaps between buildings [in commercial zones], privately 
maintained walkways are required” (21.09.040.C.3). Side setback areas should be 
maintained as public passageways. 

 An important characteristic of Girdwood is the forested landscape and the continuity of 
natural habitats (21.09.070.E.1). The intent of the code is to retain trees and natural 
vegetation by requiring a minimum of 10 percent of a site to remain in natural vegetation 
and 20 percent of the site in permeable surfaces. The code encourages preservation of 
trees in the setbacks and along street frontages. On the main street, retention or 
replacement of mature trees will be essential in conveying the desired image of a small 
town commercial core. Seasonal flowers and other landscaping are strongly encouraged 
to soften the buildings and attract pedestrians. 

 Creative, energy-efficient approaches to outdoor lighting are encouraged to create an 
inviting ambiance in all seasons.  Full cut-off fixtures that hide the light source are 
required. Light bollards and building-mounted lighting are encouraged in public spaces 
and arcades.  Overlighting is discouraged. Pole-mounted fixtures for pedestrian pathways 
should not exceed 10 feet in height.  Use of a consistent pole-mounted pedestrian fixture 
throughout the neighborhood is encouraged.  

 Snow storage areas should be located where they will not interfere with the intended 
uses of public spaces and pathways along the street. Areas intended for snow storage 
should be paved or landscaped with vegetation that can tolerate snow storage. Building 
roofs should not pitch snow toward the main street or primary pedestrian walkways. 

 Off-street parking and service areas should not front the street. Wherever possible, 
surface parking lots and trash enclosures should be located behind the buildings or well 
screened from the street. 

 Access driveways into off-street parking should enter from an alley or from the 
proposed secondary street (the extension of Girdwood Place), as a proliferation of access 
driveways from the main street will disrupt the continuity of pedestrian pathways, on-
street parking, and retail frontages. Use of consolidated entry driveways by multiple 
development parcels is encouraged in order to achieve efficient circulation into and 
through the off-street parking areas.  

 
 


