Girdwood Housing Working Group Meeting
September 19, 2019 
Minutes Draft

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.

7:05PM Call to order, Mike Edgington
Agenda Approved 
Minutes Approved CH/DH 3-0
Introductions & New Attendees: Several new members attending.
Announcements & Presentations:
GTC walk thru of the Virgin Creek Falls Trail on MON 9/23/19 at 6PM.
Business:
Discussion about what makes development difficult resulted in primary focus of this meeting, item #1 to review parcels and discuss potential parcels:
Robin researched parcels zoned for residential

Has Girdwood established the need for housing?
Many comments through Area Plan, Land Use and GBOS meetings. Business people have brought up difficulty attracting and maintaining staff.  Housing committee should provide input to Area Plan regarding housing availability and affordability, number of empty homes.

What is affordable housing? Does it detract from existing housing? Will increased residences overwhelm existing infrastructure?  Affordable housing and Workforce housing both are loaded terms.  Overall, residents with median income level cannot afford to buy in Girdwood.  Housing for sale currently is $700,000+ requiring $140,000+ income to afford.

Updated Girdwood Area Plan could bring about changes that make these and other parcels developable.

New owners at the Resort likely to build additional employee housing.
1. Review/identify possible parcels for development of affordable housing

· Determine ownership, zoning, utilities

This is a conceptual exercise.  These parcels are being considered to identify and discuss potential development and the impediments to developing parcels in Girdwood:

Some have water, no sewer; sewer, no water; some require secondary access road to be built.

Additional consideration is soil analysis

Robin Ward presents map that shows zoning, three selected for conceptual exercise:

Holton Hills .5 to 1 acre sites originally established.  Water to site added when water was extended to the school.  No sewer.  Cost for sewer to property line is estimated at $3-3.5M, plus cost to individual lots.  Parcel was not recorded because of lack of sewer.  If sewer was extended to the site, lots are highly developable and could be re-zoned for mixed residential to achieve higher density housing and cost of development would be spread over more residences.  Suggestion is that community could bond to bring sewer to the property line, and then, according to estimates based on zoning, up to 212 units could be built on the parcel, infrastructure for development would be subtracted from that maximum number of units.
Girdwood Housing Committee Meeting Agendas and minutes are available on line: http://www.muni.org/gbos
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South Townsite (off Karolius/Egloff):
Water and sewer are nearby, extend to lot.  Issue with this parcel is requirement to add secondary access.

Area sits between two creeks, with flood concerns for financing. Maps depicting flood plain are out of date.

High density requires re-zoning and south townsite master plan. Code could be changed regarding secondary access, but community should determine if this is a reasonable request and planning/zoning could be resistant to spot zoning that is not consistent with the Girdwood Area Plan.
Parcel off of Sproat 
40 acre parcel.

No water.  Sewer is available.  
Unlikely to develop without public water supply. 

Group discusses Breckenridge model where community set aside land for development for workforce housing. In exchange for lower than market rate housing, the resale value is restricted to limited increase.

Group discusses Community Land Trust (CLT.  Community could establish rule that there would be no short term rental of properties developed under CLT.  

Group discusses seasonal rentals market including: Weekend skiers, road construction crew, Whittier employed housing.  There is a market who are using seasonal rentals for occasional use/weekend use.  Vacancy rate in Anchorage is high.

Interest in smaller housing for people who want to downsize but stay in Girdwood.
2. Short Term Rentals (Short term rental defined as under 30 day rental)
· Policy goals

· What can we do now?

· Rank regulatory approaches


3. Long term rentals (>3 months)

· Outreach

· How can we estimate market


4. Other Initiatives

· ADU Regulation

· New organizations/partnering

5. Update on Girdwood Area Plan
6. Other Items

7. Assign Actions 
8. Confirm next meeting date/time:  October 16, 2019 at 7PM 

Adjourn 9:05PM
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