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MOA LRP
Deliverable What does this do?

� White Papers � Provide context, overview of past 
recommendations, and record of the 
process.

� Land Capacity 
Analysis

� Provide context for policy changes to 
land use regulations.

ACDA
Deliverable What does this do?

� Incentives Report � Provide context for policy changes to 
tax code, tax credits, and other financial 
incentives.

Agnew Beck
Deliverable What does this do?

� Housing Data & 
Proforma Analysis

� Provide current, accurate data on 
specific obstacles to desired types of 
housing.

ASSEMBLY
Actions Result

► Housing preferences 
survey

� Provide focus for 
additional research and 
policy changes to land 
use regulations.

► Housing Retreat (May 
2023)

� Align 
conversations/community 
knowledge

► Housing Summit 
(August 2023)

� Determine actions, 
funding and timeline

� Community engagement

► Policy changes
► Code changes
► Funding allocation
► Communication 

program
► State legislative 

recommendations

� More housing at all 
income/preference levels

Health Department
Deliverable What does this do?

� 5 Year CAP plan 
required by HUD

� Set a plan for spending federal funding.

� Provide data on 
numbers of 
low-income 
households, 
estimate needs

� Provide context for making decisions 
related to low income households.

MAYOR
Actions Result

► Department Support & 
Communication

� More housing at all 
income/preference levels

Support Teams

Decision & Action Teams



• Housing needs change over time
• Housing markets are regional [but decisions are local]

• Transportation and other costs affect housing choice
• Several factors influence the cost of construction
• “Affordable” doesn’t mean “low cost to build”
• Funding GAP analysis 
• Local government is participating to fill the gap
• The State needs to participate to fill the gap 
• Recent data points
• Biggest returns for the investment
• Potential Actions

Overview



Family

Single 
young 
adult

Young couple/ new household formation

Young family 
with 1 child

Family with multiple 
members/children

Older couple

Housing Needs Change Over Time

Adapted from ECONorthwest, Clark, William A.V and Frans Dieleman, 1996 
Households and Housing, New Brunswick, NJ: Center for Urban Policy Research

Single 
adult



Housing Markets are Regional



Housing Markets are Regional: Who can access what’s available?

Can bid for a wide 
range of housing

Can bid for a small 
range of housing

High 
Income 

Households
Low Income 
Households

MEDIAN FAMILY 
INCOME (3 People)

30% MFI HIGH
 INCOME120% MFI80% MFI50% MFI

 $110,070  $85,200  $55,050  $132,084  $33,050 

FY 2023 Income Limits Summary, US Census 



Transportation And Other Costs Affect Housing Choice



Transportation And Other Costs Affect Housing Choice

Sample of Household Utilities for 2023

GCI: $159.99

Chugach Electric: $105.89

AWWU: $114.88

Enstar: $228.71

SWS $80.08

Total Monthly Cost: $689.55



WORK 

• New ASD 
teacher salary: $ 
55,168 

• Move in July 1

• Utilities may or 
may not be 
included

1.5 

M
ILES

34% OF 
MONTHLY 
INCOME

32% OF 
MONTHLY 
INCOME

36% OF 
MONTHLY 
INCOME

31% OF 
MONTHLY 
INCOME

39% OF 
MONTHLY 
INCOME

40% OF 
MONTHLY 
INCOME

Transportation And Other Costs Affect Housing Choice



• Materials costs
• Site improvement costs
• Labor costs
• Financing/tax costs
• Regulatory costs (Title 21/Title 23)

Several Factors Influence The Cost of Construction

“…I think I would say land (improved [streets, entitlements 
and anything else MOA requires]) and lumber but with 
construction financing approaching 10% the cost of money is 
climbing toward the top also.” 

–Andre Spinelli

“CIHA’s two biggest hard costs for housing are related to the land: 
the land purchase cost and the dirtwork/utilities.  I’m sharing a 
PPT slide below comparing national pre-pandemic and current 
commodity costs in case that is helpful, and to acknowledge that 
commodity costs are still much higher than pre-pandemic levels.  
This is supported by CIHA’s recent construction bid history.  
Pre-pandemic, our affordable multifamily building costs were in 
the lower $200/sf range.  Now, we are in the high $200/sf range, 
approaching $300/sf.  These costs do not include land. ”

-Mark Fineman, CIHA Vice President of Development

“The Municipality needs to honor the tax abatements/incentive 
agreements it puts in place by Ordinance, doing otherwise creates 
significant uncertainty and makes development more difficult.” 

–Shaun Debenham



Several Factors Influence The Cost of Construction



“Affordable” doesn’t mean “low cost to build.”

• Affordable housing costs the same or more (financing, etc) to develop as 
market-rate housing. 

[Affordable Housing: Affordable housing is generally defined as housing on which the occupant is paying 
no more than 30 percent of gross income for housing costs, including utilities.]

HUD User.gov

• The amount of money available for any income-restricted housing 
development is limited.

• Income-restricted housing requires staff capacity to verify 
incomes, document compliance, and manage the property.

o Most developers are probably not likely to take on the 
compliance requirements for this type of housing. 



https://www.novoco.com/resource-centers/affordable-housing-tax-credits/2023-federal-lihtc-information-state

“Affordable” doesn’t mean “low cost to build.”



The State Needs To Participate to Fill the Gap

State ownership includes:
• UAA
• Trust Land Office
• AKDOT&PF



2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023

Local Government Is Participating to Fill the Gap
FAIRVIEW HOUSING DESIGN COMPETITION



Recent projects to get more housing:

• Unit Lot Subdivision (AO 2017-75)

• Parking Reform (AO 2022-80S)

• ADU Reform (AO 2022-007 as Amended)

• RFA update (AO 2022-62)

• Downtown Code (AO 2023-43 as Amended)

• R-4A update (AO 2023-42 as Amended)

• 4-Unit Housing Downtown Tax Incentive (AO 2019-12 As Amended, 
As Amended)

• Fairview/East Downtown Tax Abatement Zone (AO 2014-71(S) 
As Amended) 

• Transit Corridor Tax Incentive (AO 2020-103)

• CPACER Program (HB227)

Local Government Is Participating to Fill the Gap



Local Government Is Participating to Fill the Gap



MEDIAN 
INCOME

LOW 
INCOME

HIGH
 INCOME

Governments

Commercial Builders

Individual Property Owners

Recent Data Points

Institutions/NGOS

BUILT WITH SUBSIDY/ASSISTANCE BUILT BY THE MARKET



Checkpoint Subdivision McCain Loop Project Block 96 Flats

Recent Data Points



Checkpoint Subdivision

Recent Data Points



McCain Loop Project

Recent Data Points



Block 96 Flats

∙ Public private partnership between ACDA and 
Debenham Properties began March 2019

∙ 8th & K site owned by ACDA

∙ 48 market rate rental units @ $1,100 -$1,500 per 
month from 400-600 sq ft studio and 1-bdrms Onsite 
surface & indoor parking at 1 space per unit

∙ ACDA invested $1.8M in this $11.6M project

∙ Estimated completion: August 2023

 

Recent Data Points



Planning Department (In Title 21)
Lot Size Reform Low hurdle: Align lot size minimums with target densities in existing zoning 

code.
High hurdle: Reduce lot size minimums across the Bowl for lots on sewer & 
water.

Targeted Rezones Low hurdle: Simplify the process/reduce costs for landowners who would like 
to up-zone their properties.  
High hurdle: The Assembly allows more flexibility by right by up-zoning 
properties directly.

Code Simplification Low hurdle: Eagle River
High hurdle: Girdwood

Up to 4 Units as Residential 
Construction Medium hurdle: change both Title 21 and Title 23 to equalize standards.

Federal Grant Applications • EPA Brownfield assessment & clean up
• CDBG DR
• Other federal grant opportunities

Brownfield Redevelopment 
Revolving Loan Fund High hurdle: Apply for an EPA Brownfield revolving loan fund. The 

application is not necessarily difficult, but the loan takes long term staff 
capacity.

Potential Actions: Biggest Returns for the Investment (Staff, Time, Funding)



Development Services (In Title 23)
Process improvement Low hurdle: See Appendix 1(2022 AERDAC)

Medium/high hurdle: Fee in lieu for infrastructure
Fee in Lieu High Hurdle: Requires establishment of an infrastructure trust fund.
HLB
Land Assembly Low hurdle: Dispose of municipal property with or without stipulations for additional 

housing.
High hurdle: Actively assemble land for housing development.

Mayor/Assembly 
Tax Abatement
 
 

Low hurdle: 
∙ Fix 12.3.5 application
∙ Extend 4 unit housing tax abatement Downtown
∙ Extend transit corridor tax abatement
∙ GAP housing trust fund

High hurdle:
∙ 8 unit 25 year, muni-wide tax abatement
∙ Change MOA charter to allow TIF

Potential Actions: Biggest Returns for the Investment (Staff, Time, Funding)



AWWU

Tariff Structure 
Changes

Low hurdle: Implement recommendations from the Our Downtown Utilities 
Subcommittee.
Medium/high hurdle: Change tariff structure/procedure for new development. 

Potential Actions: Biggest Returns for the Investment (Staff, Time, Funding)



Closing Thoughts

ESTONIA MINISTRY OF THE ENVIRONMENT



Questions?



Thank you

Kristine.Bunnell@anchorageak.gov
Daniel.mckenna-foster@anchorageak.gov
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mailto:Daniel.mckenna-foster@anchorageak.gov

