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4401 Business Park Boulevard, Suite 22, Anchorage, Alaska 99503

RESTRICTED APPRAISAL REPORT
Market Value Estimate - 90± Acres of Land in Holtan Hills, Girdwood, AK
Portions of Tract I, Plat 87-131, Tract B, Plat 85-38, & Tract 9A, Plat 73-220
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MacSwain Associates LLC
4401 Business Park Blvd., Suite 22
Anchorage, Alaska 99503
Phone: 907-561-1965
Fax: 907-561-1955
s.macswain@macswain.com

January 7, 2022
Shelley Rowton, HLB Land Management Officer
Municipality of Anchorage
4700 Elmore Road
Anchorage, AK 99507
Re:

90± Acres of Land in Holtan Hills
Portions of Tract I, Plat 87-131, Tract B, Plat 85-38, & Tract 9A, Plat 73-220
Girdwood, AK

Dear Ms. Rowton:
We have prepared a Restricted Appraisal Report of the above-referenced property located
in Girdwood, Alaska. The appraised property contains approximately 90± acres residentialzoned land, owned by the Municipality of Anchorage / Heritage Land Bank (MOA/HLB).
Located between Crow Creek Road and Glacier Creek, the appraised 90± acre property is
not a legally-separated tract; thus, we invoke a hypothetical condition that the appraised
property is legally separated and developable according to its highest and best use. We
appraise the market value of the fee simple estate. This report is prepared in accordance with
the Uniform Standards of Professional Appraisal Practice (USPAP).
Based on the result of our investigation and analysis, the market value of the appraised
property, as of December 18, 2021, is estimated as follows.
Market Value of Subject Property

$2,100,000

Your attention is directed to the Assumptions and Limiting Conditions of this report. We
also direct your attention to the hypothetical condition of the appraisal. Finally, we direct
your attention to the Statement regarding COVID-19, which succeeds the Assumptions and
Limiting conditions in the addendum. If you have any questions, please contact our office.

Sincerely,

Steve MacSwain, MAI
State of Alaska Certificate No. 42

Alex Kleinke
State of Alaska Certificate No. 148873

21-3636: 90± Acres in Holtan Hills, Girdwood, Alaska

1

MacSwain Associates LLC
Appraiser Certification
The undersigned certifies that to the best of their knowledge and belief:
 The statements of fact contained in this report are true and correct.
 The reported analyses, opinions, and conclusions are limited only by the reported assumptions

and limiting conditions, and are our personal, impartial, and unbiased professional analyses,
opinions, and conclusions.
 We have no present or prospective interest in the property that is the subject of this report, and

no personal interest with respect to the parties involved.
 We have no bias with respect to the property that is the subject of this report or to the parties

involved with this assignment.
 We have not performed any services as an appraiser or in any other capacity, regarding the

property that is the subject of this report, within the three-year period immediately preceding
acceptance of this assignment.
 Our engagement in this assignment was not contingent upon developing or reporting

predetermined results.
 Our compensation for completing this assignment is not contingent upon the development or

reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a
subsequent event directly related to the intended use of this appraisal.
 The reported analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the requirements of the Code of Professional Ethics and Standards
of Professional Appraisal Practice of the Appraisal Institute.
 The reported analyses, opinion, and conclusions were developed, and this report has been
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice.
 The use of this report is subject to the requirements of the Appraisal Institute relating to review
by its duly authorized representatives.
 Alex Kleinke of MacSwain Associates, LLC inspected the subject property on December 18,
2021. Steve MacSwain, MAI is familiar with the property from other appraisal assignments in
Girdwood.
 No one provided significant real property appraisal assistance or analytical support to the
persons signing this certification.
 As of the date of this report, Alex Kleinke and Steve MacSwain, MAI are certified General

Real Estate Appraisers in the State of Alaska and have completed the education requirements
through June 2023.
 As of the date of this report, Steve MacSwain, MAI has completed the Standards and Ethics

Education Requirements for Designated Members of the Appraisal Institute.
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 As of the date of this report, Alex Kleinke has completed the Standards and Ethics Education

Requirements for Practicing Affiliates of the Appraisal Institute.
 As of the date of this report, Steve MacSwain, MAI has completed the continuing education

program for Designated Members of the Appraisal Institute.
 As of the date of this report, Alex Kleinke has completed the continuing education program for

Practicing Affiliates of the Appraisal Institute.

Steve MacSwain, MAI
State of Alaska Certificate No. 42

Alex Kleinke
State of Alaska Certificate No. 148873
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Appraisal Overview
This is a Restricted Appraisal Report prepared to comply with USPAP. The data, reasoning,
and analyses that are used to develop an opinion of value are retained on file. The information
contained in this report addresses the specific needs of the client and the appraisers are not
responsible for the unauthorized use of this report.
Girdwood Community Council Map

Community
Boundary

Subject

Turnagain
Arm

N

Client: MOA/HLB
Appraisers: Steve MacSwain, MAI (State of Alaska Certificate No. 42) and Alex Kleinke
(State of Alaska Certificate No. 148873)
Intended Use: Assist with potential property development or disposition
Intended User: Client
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Value Type: The type of value estimated is market value. Market value is defined as follows.
The most probable price which a property should bring in a competitive and open market under
all conditions requisite to a fair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this
definition is the consummation of a sale as of a specified date and the passing of title from seller
to buyer under conditions whereby:
a.

buyer and seller are typically motivated;

b.

both parties are well informed or well advised, and acting in what they consider their own
best interests;

c.

a reasonable time is allowed for exposure in the open market;

d.

payment is made in terms of cash in US dollars or in terms of financial arrangements
comparable thereto; and

e.

the price represents the normal consideration for the property sold unaffected by special
or creative financing or sales concessions granted by anyone associated with the sale. 1

Property Inspection Date: December 18, 2021
Effective Appraisal Date: December 18, 2021
Report Date: January 7, 2022
Property Type/Current Use: Vacant land used for recreation
Property Rights Appraised: Fee simple estate
Legal Description: Portions of Tract I, Alyeska Subdivision Prince Addition, Plat 87-131;
Tract B, Girdwood Elementary School Subdivision, Plat 85-38; and Tract 9A, Section 9,
T10N, R2E, Plat 73-330.
Ownership: Municipality of Anchorage / Heritage Land Bank (MOA/HLB)
Three-Year Sale History: No sales in past three years
Appraisal Methodology: We utilize the sales comparison approach to estimate the market
value of the appraised land. We also performed abbreviated DCF analyses as a test of
reasonableness, which we retain on file. The cost approach does not reflect market behavior for
similar land. Our comparative market analysis uses qualitative techniques to measure
differences between the comparable sales and the subject. Known as a relative comparison
1

Appraisal of Real Estate, Fifteenth Edition (2020), by the Appraisal Institute, p. 49.
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analysis, we rate various features of the comparable sales that affect market behavior. This
report is a brief recapitulation of the appraisers’ data, analyses, and conclusions with supporting
documentation retained on file.
Appraisal Scope: The scope of the appraisal is summarized as follows.
 Inspected the appraised property on December 18, 2021;
 Discussed the property with Shelley Rowton, HLB Land Management Officer with the
Municipality of Anchorage;
 Reviewed mapping provided by Municipality of Anchorage outlining appraised premises;
 Reviewed Plat Maps 87-131, 85-38, and 73-220;
 Reviewed MOA zoning map;
 Reviewed Crow Creek Neighborhood Land Use Plan prepared for Heritage Land Bank by
Agnew::Beck Consulting, LLC dated April 2006;
 Reviewed Crow Creek Neighborhood Phase 1: Lower Matrix Feasibility Study Final Report,
prepared for Heritage Land Bank by The Boutet Company, LLC dated March 2007;
 Reviewed Land Use Planning Title 21, Chapter 21.09 regarding land use in Girdwood;
 Observed neighborhood land use patterns;
 Gathered data from the Municipality of Anchorage Assessing Department and State of
Alaska Recorder’s office regarding ownership, assessments, and general property
information;
 Interviewed local and Anchorage-wide market participants regarding current market
conditions, trends, and expectations;
 Performed a land use analysis that concludes with an opinion of highest and best use;
 Collected and analyzed land sales;
 Developed the sales comparison approach to arrive at market value indications;
 Developed abbreviated subdivision lot sell-out analyses based on available information,
performed as a test of reasonableness and retained on file; and
 Reconciled the value indications into a final estimate of market value.
Exposure Time: A period of 12 months prior to our effective date of value is a reasonable
exposure time.

Property Description
Neighborhood Description: The appraised property is located on southeast side of Crow Creek
Road, west of the Girdwood Airport and Glacier Creek. The south end of the property is 0.8±
road miles north of Alyeska Highway. The subject land extends an additional 0.8± mile in a
northeast direction along Crow Creek Road. Zoning districts consist of both GR-3, Single-
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Family/Two-Family Residential and GR-5, Multiple-Family Residential designations, as well
as Girdwood Open Space District zoning interspersed where land has less development
potential. Neighborhood development includes Girdwood Elementary, sparse residential
development, and Girdwood Airport. Lands in the neighborhood are primarily undeveloped.
Glacier Creek constricts the neighborhood’s developable area, but provides appeal as it enhances
the character of the neighborhood. Access is provided by Crow Creek Road, which deteriorates
into a gravel road south of the subject. The historic Crow Creek Mine is located north of the
subject. Established in 1896, this gold mine continues to operate, and is now open to the public
for tourism activities and wedding venue. The neighborhood benefits from both recreational
and residential potential due to physical character and zoning. We consider the neighborhood’s
outlook to be positive with long-term residential viability.
Neighborhood Aerial Map

N

Subject
Glacier Creek
Crow Creek Road

Girdwood Elementary

Girdwood Airport

Alyeska Highway
Alyeska
Resort

Parcel Description: This parcel description is based on the December 18, 2021 property
inspection, publicly available mapping and published land use plans, and information provided
by the client. The appraised parcel contains 90± acres, based on documentation provided by the
client. It is not a legally-separated property. The hypothetical subject parcel presently overlaps
over three parcels. These are identified by the MOA as Parcels 6-011, 6-016, and 6-071. When
combined, these properties create an irregular-shaped 90-acre parcel sandwiched between Crow
Creek Road and Glacier Creek. The subject contains several level benches with gravel-based
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soils, which appear suitable for development. These buildable areas are bounded by pockets of
marshy wetlands and lands with steep topographical profiles. Overall, the appraised 90± acres
is suitable for a planned unit development that takes advantage of the buildable areas and utilizes
the non-buildable areas for privacy buffers and recreational amenities. The split-zoning allows
for a variety of densities. The majority of the buildable area is zoned gR-3, Single-Family/TwoFamily Residential, while the balance is zoned gR-5, Multiple-Family Residential. The nonbuildable areas are zoned GOS, Girdwood Open Space. An approved Master Plan with zoning
designations that maximize yield will enhance financial feasibility for subdivision. Conditional
use permits will require Municipal approval. Public water, electricity, and telephone are
available to the property. Public sewer terminates at Girdwood Elementary. Subdivision
development would require sewer and natural gas infrastructure, and further extension of water,
electricity, and telephone. Road infrastructure is limited to a narrow road to the south boundary
off Hightower Road; which, based on information obtained from the client, will permit access
to the appraised land. There does not appear to be constructed access from Crow Creek Road,
and the steep slope between the road and subject land will increase development costs. We
assume the property is environmentally clean, as a search of the State of Alaska Contaminated
Sites Database yielded no results. Moreover, a soils survey was not provided, and snow cover
precluded observation as to the extent of overburden. However, our observations indicated the
land is heavily treed with coniferous trees.
State of Alaska GIS Aerial Map

N
Subject Property
90 Acres

Crow Creek Road
Glacier Creek

Hightower Road
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Parcel Description (continued): Vegetation and wetland maps obtained from the Crow Creek
Neighborhood Land Use Plan identify land cover as primarily open needleleaf forest with
pockets of wet graminoid-forb meadows and emergent wetlands. Despite the proximity of
Glacier Creek and Tiny Creek, FEMA mapping does not indicate significant flood plain
inundation. Overall, the subject parcel has residential appeal due to its location and physical
character; however, development challenges are present that increase costs and project risk.
Site Improvements: Limited to recreational trails and utility infrastructure
Highest and Best Use: Residential subdivision
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Property Photographs
Date: December 18, 2021

Taken By: Alex Kleinke

Northeast view of parcel taken near south boundary

West view of utility infrastructure near southwest corner
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Property Photographs
Date: December 18, 2021

Taken By: Alex Kleinke

East view of meadow on southeast portion of property

Northeast view of property taken near center of parcel
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Property Photographs
Date: December 18, 2021

Taken By: Alex Kleinke

Southwest view of property taken from south half of property

Northeast view of Crow Creek Road, just south of subject’s south boundary
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Property Valuation – 90± Acres
Sales Comparison Approach
Overview: The sales comparison approach is a systematic procedure of estimating the subject’s
market value by comparing it directly to property sales afforded similar physical and economic
character. The approach is founded on the principle of substitution, theorizing value is a function
of a knowledgeable investor’s (buyer) intent to pay no more for a specific property than the cost
of acquiring an alternative property offering similar utility (economic satisfaction). The sales
comparison approach is the best approach for valuing commercial land.
Comparable Land Sales: A summary of property sales used in comparative analysis follows.
These sales include four properties in South Anchorage and one property in Northeast
Anchorage. The transactions are analyzed on a price per acre basis. Additional details of these
transactions are retained on file.
Comparable Land Transactions
No.
1

2

3

4

5

Location

Zoning

West terminus of Snow Flake Drive, R-6 / R-9
just south of Rabbit Creek Road, South
Anchorage
East and west sides of Kings Way
R-10
Drive, just south of Paine Road, South
Anchorage
South side of E. 172nd Avenue, west
PLI
side of Goldenview Drive, South
Anchorage
East and west sides of Cobblestone
R-7
Hill Road, east of Prominence Pointe
Drive terminus, South Anchorage
Southeast corner of Boundary Avenue R-3 / R-4
and Newell Street at the current
terminus of Whisperwood Park Drive,
Northeast Anchorage

Between Crow Creek Road and
Glacier Creek, north of Alyeska
Highway, Girdwood (Subject)

gR-3 /
gR-5 /
gOS

Sale Date

Sale Price

Size
(Acres)

$/Acre

5/20

$350,000

20.00

$17,500

5/20

$575,000

89.34

$6,430

3/20

$1,800,000

104.76

$17,821

12/16

$900,000

99.70

$9,027

6/13

$1,834,650

16.20

$113,250

-- --

-- --

90.00

-- --

Comparable Sales Analysis: These comparables indicate a wide range of value from $6,430 to
$113,250 per acre. Adjustments were considered for location, access, frontage, size differential,
and development costs. Factors affecting development costs include location and access as well
as the extent of utility extension required, and topography, which influences the degree of site
work required. The appraised parcel requires utility extension, road infrastructure, and extensive
site work. Moreover, financially feasible subdivision will require an approved master plan and
depend on successfully obtaining conditional use permits to enhance yield. Despite these risk
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factors, the subject’s appeal is enhanced due to increased residential demand in Girdwood
caused by a housing shortage. After adjustments, the sales indicate a wide unit value, greater
than $9,027 per acre, but less than $113,250 per acre. After carefully considering the subject’s
positive and negative characteristics, we correlate with a value ranging from $20,000 to $25,000
per acre, which is developed below.
90 Acres × $20,000/ Acre=

$1,800,000

90 Acres × $25,000/ Acre=

$2,250,000

This value range reflects the subject 90± acres in its current state, and not premised on a specific
development plan. At this stage, Holtan Hills’ plan has not been finalized. Relying on a DCF
subdivision analysis without a final subdivision plan for the subject 90 acres could be
misleading. Therefore, we consider the sales comparison approach to be the most credible
method of estimating market value. As a test of reasonableness, we prepared abbreviated
subdivision analyses utilizing a variety of projections, which we retain on file. Based on the
preceding analysis, the market value of the appraised property, as of December 18, 2021, is
reconciled as follows.
Market Value of Subject Property

21-3636: 90± Acres in Holtan Hills, Girdwood, Alaska
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Assumptions and Limiting Conditions
This appraisal is subject to the following general assumptions and limiting conditions.
 No responsibility is assumed for the legal description provided or for matters pertaining to

legal or title considerations. Title to the property is assumed marketable unless otherwise
stated.
 The property is appraised free and clear of all liens or encumbrances unless otherwise stated.
 The information furnished by others is believed to be reliable, but we do not guarantee its

accuracy.
 All maps, land use plans, and other illustrative material are believed to be accurate, but are

included only to help the reader visualize the property.
 It is assumed there are no hidden or unapparent conditions of the property, subsoil, or

structures that render it more or less valuable. No responsibility is assumed for such
conditions or for obtaining the engineering studies that may be required to discover them.
 It is assumed the appraised property is in full compliance with all applicable federal, state,

and local environmental regulations and laws unless the lack of compliance is stated,
described, and considered in the appraisal report.
 It is assumed the appraised property conforms to all applicable zoning, land use regulations,

and platting restrictions unless the nonconformity is identified, described, and considered in
the appraisal report.
 It is assumed that the use of the land and improvements is within the property boundaries

and that there is no encroachment or trespass unless noted in the report.
 The appraisers are not required to give consultation, testimony, or to attend court proceeding

pertaining to the appraised property without prior arrangements.
 Neither all nor any part of the contents of this report shall be disseminated to the public

through advertising, public relations, news, sales, or other media without the prior written
consent and approval of the appraisers.
 The appraisers are not aware of any hazardous materials or other type of environmental

contamination on the appraised property. Furthermore, we do not have any knowledge that
such substances exist. However, the presence of these substances may affect the property
value. Therefore, we urge the client to retain an environmental report for discovery and risk
assessment.

Hypothetical Condition
 The property contains 90± acres per mapping and documents provided by the client. It is

currently not a legally-separated parcel. We invoke a hypothetical condition that the
appraised 90± acres is legally separated and developable to its highest and best use.

21-3636: 90± Acres in Holtan Hills, Girdwood, Alaska
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Statement on COVID-19
 This appraisal was performed following public awareness that COVID-19 was affecting

residents in the United States. At the time of the appraisal, COVID-19 was having
widespread health and economic impacts. The effects of COVID-19 on the real estate
market in the subject neighborhood were not yet measurable based on reliable data. The
analyses and value opinion in this appraisal are based on the data available to the appraiser
at the time of the assignment and apply only as of the effective date indicated. No analysis
or opinions contained in this appraisal should be construed as predictions of future market
conditions or value.

21-3636: 90± Acres in Holtan Hills, Girdwood, Alaska
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4401 Business Park Boulevard, Suite 22, Anchorage, Alaska 99503

Appraiser:

Alex Kleinke
State of Alaska, Certified General Real Estate Appraiser – License #148873

Education:

Bachelor of Business Administration, Finance, University of Alaska Anchorage (2009)
Master of Business Administration (MBA), University of Alaska Anchorage (2012)
Professional Experience: 2009 to Present – MacSwain Associates LLC
Real estate appraiser of all property types throughout Alaska including commercial, industrial, land, rights-of-way,
and special-purpose properties. Appraisals performed for financing, right-of-way acquisitions, conservation
easements, leasing, insurance, taxation, estate planning, investment analysis, and buy-sell decisions.
Appraisal Education: The following is a list of recently completed appraisal courses and seminars.
2021 – Cool Tools: New Technology for Real Estate Appraisers by the Appraisal Institute, Online
2021 – Analyzing Operating Expenses by the Appraisal Institute, Online
2021 – Business Practices and Ethics by the Appraisal Institute, Online
2020 – 7-Hour National USPAP 2020-2021 Update Course by the Appraisal Institute, Anchorage, AK
2017 – Business Practices and Ethics by the Appraisal Institute, Online
2017 – 7-Hour Equivalent USPAP Update Course by the Appraisal Institute, Online
2016 – Advanced Market Analysis and Highest and Best Use by the Appraisal Institute, Chicago, IL
2016 – General Sales Comparison Approach by the Appraisal Institute, Chicago, IL
2015 – Real Estate Finance, Statistics, and Valuation Modeling by the Appraisal Institute, San Diego, CA
2015 – General Report Writing and Case Studies by the Appraisal Institute, Las Vegas, NV
2015 – General Income Approach Parts I and II by the Appraisal Institute, San Diego, CA
2013 – The Discounted Cash Flow Model: Concepts, Issues, and Apps. by the Appraisal Institute, San Diego, CA
2013 – General Appraiser Site Valuation and Cost Approach by the Appraisal Institute, Fort Lauderdale, FL
2012 – General Market Analysis and Highest and Best Use by the Appraisal Institute, San Diego, CA
2011 – 15-Hour National USPAP Course by the Appraisal Institute, Anchorage, AK
2010 – Basic Appraisal Procedures by the Appraisal Institute, Anchorage, AK
2010 – Basic Appraisal Principles by the Appraisal Institute, Anchorage, AK
Sample of Significant and Project Assignments:
2020-21 – Eight right-of-way appraisals for Knik-Goose Bay Road Reconstruction Project
2020 – 43 City of Seward Lease Parcels including commercial, industrial, and marine-type properties
2020 – 41 City of Kenai Lease Parcels including aviation, commercial, industrial, and marine-type properties
2019 – City of Kodiak Lease Parcels including aviation and communication sites, seaplane base, and shipyard
2018 – Fractional interest of land and sandwich leases for Anchorage hotel and fuel station properties
2017 – Pacific Spaceport Complex, market rent of launch complex facilities within PSCA on Kodiak Island
2016-2017 – Provided insurable value project appraisals for properties in Utqiaġvik, Dillingham, Iliamna, Kotzebue,
Nome, Cordova, Naknek, Angoon, Haines, Hoonah, Juneau, Kake, Anchorage, Bethel, and Yakutat
2015 – 40 City of Seward Lease Parcels including commercial, industrial, and marine-type properties
2015 – 97 City of Kenai Lease Parcels including aviation, commercial, industrial, and marine-type properties
2015 – Assisted with cost estimate to acquire lands to develop proposed AKLNG from Pt. Thomson to Nikiski
2014-2020 – 50+ Right-of-way appraisals for Parks Highway MP 48.8 to 52.3 Reconstruction Project
2014 – Assisted with project management and appraisals of Nikiski properties for Alaska LNG acquisitions

2012 – Assisted in the income analysis portion of the Trans Alaska Pipeline System (TAPS)
2010-2022 – Alaska Railroad Corporation (ARRC) land lease appraisals in Anchorage, Seward, and Whittier
Professional Affiliation: Practicing Affiliate – Appraisal Institute

MacSwain Associates LLC
4401 Business Park Boulevard, Suite 22, Anchorage, Alaska 99503

Appraiser: Steve MacSwain, MAI
Member of Appraisal Institute - No. 5700
State of Alaska, Certified General Real Estate Appraiser - No. 42

Professional Experience: 1986 to Present - MacSwain Associates LLC
1976 to 1986 - Appraisal Company of Alaska - President
1970 to 1975 - Real Estate Services Corporation – Appraiser
1969 to 1970 - State of Alaska Department of Highways - Right of Way Agent
Real estate appraiser and consultant of all property types throughout Alaska including commercial, industrial,
subdivisions and special-purpose properties. Appraisals have been performed for financing, leasing, insurance,
condemnation, taxation, property damages, investment analysis, and buy-sell decisions. Appraisals include valuation
of both real property and business enterprises. Professional experience totals 49 years. Life-long Alaskan resident
of Alaskan Native descent.

Education: Bachelor of Business Administration, Finance (1969), University of Alaska Fairbanks
Appraisal Education: The following is a list of completed appraisal courses and seminars.
2021 – Cool Tools: New Technology for Real Estate Appraisers by the Appraisal Institute
2021 – Desktop Appraisals (Bifurcated, Hybrid) and Evaluations by the Appraisal Institute
2021 – Hot Topics & Myths in Appraiser Liability by LIA Administrators & Insurance Services
2020 – Uniform Standards of Professional Appraisal Practice – Update by the Appraisal Institute
2019 – How Tenants Create or Destroy Value: Leasehold Valuation and its Impact on Value –by the Appraisal Institute
2017 – Appraising Environmentally Contaminated Properties by the Appraisal Institute
2017 – Residential & Commercial Valuation of Solar by the Appraisal Institute
2017 – Right of Way Acquisition for Pipeline Projects by the International Right of Way Association
2015 – Litigation Appraising: Specialized Topics and Applications by the Appraisal Institute
2015 – Business Practices and Ethics by the Appraisal Institute
2013 – Complex Litigation Appraisal Case Studies by the Appraisal Institute
2013 – Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book) by the Appraisal Institute
2012 – Appraisal Curriculum Overview by the Appraisal Institute
2010 – Reviewing Appraisals in Eminent Domain by the International Right of Way Association
2010 – Commercial Appraisal Engagement and Review Seminar for Bankers and Appraisers by the Appraisal Institute
2009 – The Appraiser as an Expert Witness: Preparation and Testimony by the Appraisal Institute
2009 – Attacking and Defending an Appraisal in Litigation by Whitmer Education
2008 – Uniform Standards of Professional Appraisal Practice by the Appraisal Institute
2007 – Business Practices and Ethics by the Appraisal Institute
2007 – Eminent Domain Law for Right of Way Professionals by the International Right of Way Association
2007 – Appraisal Review for Federal Aid Programs by the International Right of Way Association
2007 – Analyzing Operating Expenses by the Appraisal Institute
1969-2006: Numerous appraisal classes pertaining to principles, income capitalization, cost analysis, sale
comparison approach, and highest and best use analysis by the Appraisal Institute, Society of Real Estate Appraisers,
International Right-of-Way Association, International Association of Assessing Officers, and Marshall Valuation
Service

Membership and Organizations: Member of Appraisal Institute – No. 5700, International Right of Way
Association (IRWA), and Building Owners and Managers Association (BOMA)
Public Service: Past Chairman of the State Board of Certified Appraisers
Past Member of Board of Equalization, Municipality of Anchorage, National Experience Review Committee of
the Appraisal Institute, and Regional Ethics and Counseling Panel of the Appraisal Institute
Past President of Alaska Chapter 57 of the Appraisal Institute

Significant Assignments:
è Appraised Pacific Spaceport Complex-Alaska (PSCA) land and facilities for Alaska Aerospace Corporation on
Kodiak Island.
è Appraised proposed LNG Pipeline, a FERC-regulated 860-mile pipeline transporting liquefied natural gas.
è Appraised the Trans-Alaska Pipeline System, a FERC-regulated 800- pipeline that transports crude oil from
Prudhoe Bay to Valdez, for TAPS ownership.
è Appraised remote lands (65,000± acres) owned by three Native corporations damaged by the Selendang Ayu
grounding and subsequent oil spill.
è Appraised Calais Company, Inc., a real estate holding company consisting of 39 commercial parcels in Anchorage.
è Principal real estate consultant and expert witness for all lands affected by the Exxon Valdez oil spill. Project
involved over 2,000,000 acres of remote land and nearly 2,000 private property owners.
è Appointed as a representative of a three-member panel that analyzed and valued over 1,000,000 acres and 8,000
parcels for the Mental Health Lands Settlement.
è Contract assessor for the North Slope Borough, Kodiak Island Borough, City of Nome, and the City of Valdez.
è Represented Seibu Alaska, Inc. (Alyeska Resort and Alyeska Prince Hotel) in preparing of their property tax
appeal with the Municipality of Anchorage that resulted in a $65 million reduction in assessed value.
è Appraised submerged tideland parcels and wetlands parcels located in Womens Bay on Kodiak Island for the
purpose of an exchange between Koniag, Inc. and U.S. Fish and Wildlife Service.
è Appraised Common Carrier Pipeline right-of-ways leased and operated by BP Transportation Alaska and
ConocoPhillips Alaska.
è Appraised 3,600 acres consisting of the former Adak Naval Air Station and Submarine Base conveyed to the City
of Adak and the State of Alaska.
Expert Witness Experience: Steve MacSwain, MAI is qualified as an expert witness in both the United States
Federal Court and the State of Alaska Superior Court. Steve has testified as an expert witness in State and Federal
courts. In addition, Steve has testified as expert witness in numerous Alaskan municipal tax courts, public hearings,
and depositions on matters related to real property.

Arbitrator Experience: Appointed a Master by the Superior Court of Alaska and Municipality of Anchorage to
serve as an arbitrator in determining just compensation.
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601 East 57th Place, Suite #102
Anchorage Alaska, 99518
PHONE (907) 522-6776

FAX (907) 522-6779

REQUEST FOR PROPOSALS
DEVELOPMENT OF A PORTION OF
HLB PARCELS 6-011, 6-016 AND 6-017
SECTION 1: GENERAL INFORMATION
1.1

Purpose
The intent of the Request for Proposal (RFP) is to develop a portion of three
parcels currently in the Heritage Land Bank inventory located in Girdwood Alaska,
legally described as Tract I Alyeska Subdivision Prince Addition (Plat 87-131) (PID
075-311-04), Tract B Girdwood Elementary School Subdivision (Plat 85-38) (PID
075-031-32), and Tract 9A Section 9 T10N R2E (Plat 73-220) (PID 075-041-31) in
a manner that is consistent with the goals of the Girdwood Area Plan and the Crow
Creek Neighborhood Land Use Study (Plans) and which provides the highest and
best use of the site.

1.2

Background
The subject parcels are currently vacant. The Municipality of Anchorage
(Municipality) desires to develop a portion of these parcels for residential purposes.
That portion to be proposed for development shall be described by the developer
and may include up to 150 acres of the subject parcels, including lands zoned
GRST-2, GR-3, GR-5, GIP and GOS.
The Municipality, acting through the Real Estate Department, is utilizing a Request
for Proposal process to solicit developer interest in providing residential
development (i.e. single family, multi-family, etc.) consistent with the goals of the
Plans. The intent of the RFP is to encourage creativity in how respondents
envision development of the parcels.
Proposals will be evaluated based on demonstrations of highest and best use of
the available developable acreage, subject to acceptability by the Municipality
(refer to Section 3). Preference will be given to proposals that include a mix of
housing types.
Evaluations will focus on the strengths of development plans, development teams,
and public benefit of the proposed development of the property.

1.3

Questions
Any questions regarding this proposal are to be submitted to:
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Physical Address:
Municipality of Anchorage
Real Estate Department
4700 Elmore Road, 2nd floor
Anchorage, AK 99507

Mailing Address:
Municipality of Anchorage
Real Estate Department
P.O. Box 196650
Anchorage, AK 99519-6650

(907) 343-7536 Phone
(907) 343-7535 Facsimile
Robin.Ward@anchorageak.gov
Note: if using E-mail please identify the project in the subject line as “Girdwood
Residential 2021”.
E-mail is the preferred method for question submission.
Office hours of operation are by appointment only: 8:00 a.m. to 5:00 p.m. local time
Monday through Thursday, 8:00 a.m. to 4:30 p.m. on Fridays, and closed on
municipal holidays. All questions regarding the scope of work must be received
prior to the deadline indicated on the RFP cover letter.
1.4

Inspection
All respondents are strongly encouraged to physically inspect the existing property
and improvements. The Municipality assumes no responsibility for the disclosure
of matters which would not have been disclosed by an inspection of the property.

1.5

Preparation Costs
The Municipality shall not be responsible for proposal preparation costs, nor for
any costs, including attorney fees, associated with any administrative, judicial or
other challenge to the determination of the proposals. By submitting a proposal,
each respondent agrees to be bound in this respect and waives all claims to such
costs and/or fees.

SECTION 2: RULES GOVERNING COMPETITION
2.1

Examination of RFP Proposal
Respondents should carefully examine the entire RFP, any addenda thereto, and
all related materials and data referenced in the RFP. Respondents should become
fully aware of the nature of the proposed transaction and the conditions likely to be
encountered in performing the transactions.

2.2

Proposal Acceptance Period
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Selection of qualified respondents is anticipated to be announced within thirty (30)
calendar days, although all offers must be complete and irrevocable for one
hundred twenty (120) days following the submission date.
2.3

Confidentiality
The content of proposals will be kept confidential until the selection of the qualified
respondents list is publicly announced and any appeals are finally determined. At
that time, all proposals are open for public review. However, the financial
information submitted shall not be released to competing respondents or the public
until signature of the development agreement (see Section 3.2.1) has been
announced.
If a respondent desires its financial information to remain “confidential/proprietary”
after the RFP process, the respondent shall clearly indicate such by marking each
page with a “confidential or proprietary” stamp/statement. Respondents are
advised that proprietary information shall be limited to “records or engineering or
other technical data, which, if released, would provide a competitive advantage to
any other person engaged in similar or related activities,” and “proprietary
information which a manufacturer, consultant or provider reasonably requires to
be kept privileged or confidential to protect the property interests of persons
providing the information or data,” under Anchorage Municipal Code (AMC)
subsections 3.90.040F and G, respectively.
A respondent must provide a statement supporting its request for maintaining its
financial information as “confidential/proprietary,” and how it complies with the
provisions of AMC outlined above. This request must be attached to the
respondent’s submission in a conspicuous location.
In the event that the Real Estate Department Director determines that the financial
information marked by the respondent as “confidential/proprietary” does not
comply with the provisions of AMC, the respondent will be notified prior to
evaluation of the financial information. The respondent will be allowed to withdraw
the information. If the respondent does not withdraw the information, it will
thereafter be treated as non-confidential information.
In the event that information is determined to be of a proprietary nature, it shall be
maintained in the files of the Real Estate Department and made available for
internal review, but shall not be subject to public disclosure – either during or after
the RFP process unless ordered by a court of competent jurisdiction.
Notwithstanding the foregoing, the final awardee will be required to disclose all
financial information consistent with the award/contract terms and conditions
approved by the Anchorage Assembly.
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2.4

Proposal Format
Proposals are to be prepared in such a way as to provide a straightforward, concise
delineation of the respondent's capabilities to satisfy the requirements of this RFP.
Emphasis should be concentrated on the following:
2.4.1 Conformance to the RFP instructions; and
2.4.2 Responsiveness to the RFP requirements; and
2.4.3 Completeness and clarity of content.

2.5

Signature Requirements
All proposals must be signed. A proposal may be signed by an officer or other
agent of a corporation, if authorized to sign contracts on its behalf; a general
partner of a partnership; manager of an LLC; the owner of a privately-owned
vendor; or other agent if properly authorized by a power of attorney or equivalent
document.
Signature on the “Letter of Transmittal” will meet this requirement (Section 4.3.3).
The name and title of the individual(s) signing the proposal must be clearly shown
immediately below the signature.
Failure to sign the Proposal is grounds for rejection.

2.6

Proposal Submission
ONE ORIGINAL, single sided unbound, plus five (5) complete copies of the
proposal must be received by the Municipality prior to the date and time specified
in the cover letter. Copies may be bound or enclosed in folders/binders as the
respondent chooses.
IN ADDITION to the copies required above, a PDF copy of the complete
proposal, including attachments, shall be provided on a USB flash drive.
All copies of the proposals shall be submitted in a single sealed cover which
should be plainly marked as a Request for Proposal Response with the title,
“Girdwood Residential 2021” prominently displayed on the outside of the
package.
Proposals must be delivered or mailed to:
Physical Address:
Mailing Address:
Municipality of Anchorage
Municipality of Anchorage
Real Estate Department
Real Estate Department
4700 Elmore Road, 2nd floor
P.O. Box 196650
Anchorage, AK 99507
Anchorage, AK 99519-6650
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2.7

News Releases
News releases pertaining to the award resulting from the RFPs shall not be made
by a respondent without prior written approval of the Real Estate Department
Director.

2.8

Disposition of Proposals
All materials submitted in response to this RFP will become the property of the
Municipality. One copy shall be retained for the official files of the Real Estate
Department and will become public record after selection of the qualified
respondent, with the exception of those items deemed to be confidential, per
Section 2.3.

2.9

Oral Change/Interpretation
No oral change or interpretation of any provision contained in this RFP is valid
whether issued at a pre-proposal conference or otherwise. Written addenda will
be issued when changes, clarifications, or amendments to proposal documents
are deemed necessary by the Municipality.

2.10

Modification/Withdrawal of Proposals
A respondent may withdraw a proposal at any time prior to the final submission
time and date by sending written notification of its withdrawal, signed by an agent
authorized to represent the respondent. The respondent may thereafter submit a
new proposal prior to the final submission time and date; or submit written
modification or addition to a proposal prior to the final submission time and date.
Modifications offered in any other manner, oral or written will not be considered. A
final proposal cannot be changed or withdrawn after the time designated for
receipt, except for modifications requested by the Municipality after the date of
receipt.

2.11

Late Submissions
Proposals not received prior to the date and time specified in the cover letter,
regardless of when the proposal was mailed, will not be considered and will be
returned unopened.

2.12

Rejection of Proposals
The Municipality reserves the unilateral right to reject any and all proposals as
determined to be in the best interest of the Municipality.

2.13

Appeals
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AMC section 7.20.130 does not apply to this RFP. Any appeal related to this RFP
shall be in accordance with this section.
2.13.1 Appeals Prior to Submission of Proposals
An appeal based on alleged improprieties or ambiguities in the RFP shall
be filed with the Real Estate Department NO LATER THAN seven (7)
calendar days PRIOR to the date specified for receipt of proposals.
2.13.2 Appeals of the Most Qualified Proposal(s)
An appeal based on the selection of the most qualified proposal in the RFP
process shall be filed no later than four (4) working days AFTER the date of
the Real Estate Department Director’s letter notifying respondents of the
selected proposal.
2.13.3 Content of Appeals
The appeal shall, at a minimum, contain the following information:
2.13.3.1

The name, address and telephone number of the
applicant; and

2.13.3.2

The signature of the appellant or its authorized
representative; and

2.13.3.3

A detailed statement of the legal and/or factual grounds
of the appeal, including copies of any relevant
documents; and

2.13.3.4

The form of relief requested.

Any appeal that is incomplete or fails to conform to the above shall
automatically be denied and shall not be considered at any time thereafter.
2.13.4 Decision on Appeals
The Real Estate Department Director shall issue a written decision
containing the rational of the decision within three (3) working days after the
appeal has been filed.
An appeal of the decision of the Real Estate Department Director may be
filed directly to the Mayor, with a copy provided concurrently to the Real
Estate Department Director, within three (3) working days of receipt of the
Real Estate Department Director’s decision.
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Upon receipt, the Mayor, in his sole discretion, may consider the appeal and
issue a final decision, or may refer the matter to a special hearing officer
appointed by the Mayor. The decision of the Mayor, or the special hearing
officer, is the final administrative appeal available to the party filing the
appeal.

SECTION 3: DEVELOPMENT PRIORITIES
3.1

Development Priorities
All respondents shall address the following development criteria. The following
items are not listed in priority order, with the exception of residential housing, see
Section 1.2:
3.1.1.
3.1.2.
3.1.3.
3.1.4.

3.2

A mix of residential housing
Preservation of the Iditarod National Historic Trail
Preservation of Class A wetlands
Inclusion of Accessory Dwelling Units as a prominent feature

Goals for Developing the Site
Development of property shall accomplish the following goals identified in the
Proposals:
•

Ensure Design Quality and Compatibility: Appropriate design techniques
and materials should be employed to ensure that the development is
compatible with the surrounding area of Girdwood.

•

Higher and Better Use: Create a higher and better use for the property to
grow and sustain a more vibrant residential district near the heart of the
community.

•

Increase Desirability Level: The extent to which the proposed development
satisfies a desired or unique niche in the marketplace and helps diversify
the community.

•

Promote Housing and Employment Stability: The contribution that the
development will make toward increased housing opportunities within
Girdwood.

•

Economic Development Potential: The degree to which the development
may potentially stimulate other desirable economic development and/or
development activity (catalytic effect).

7

3.2

•

Master Plan Compatibility: The compatibility of development with land use
and development plans as described by municipal goals and/or the master
plan.

•

Demonstrated Ability: The demonstrated capacity of the developer to
finance, market, manage and package this project. The developer’s
demonstrated readiness and ability to proceed on the project including time
schedules reasonably described.

•

Maintain Natural Features: The development will minimize impacts on the
natural environment while maximizing the benefits of the same.

Potential Effects on Development
The Municipality hereby discloses the following that may have an effect on the
properties:
3.2.1.

Development Agreement: Execution of a development agreement for the
development of the property between the Municipality and the successful
respondent. The Development Agreement will contain all provisions of
the successful proposal, including concept plans, scope of the project,
schedules, financial information and warranties. A Purchase and Sale
Agreement will be attached as an exhibit to the Development Agreement.

3.2.2.

Development Covenants: Respondent shall redevelop the property in
accordance with all federal, state and municipal requirements, as
established by issuance of the first certificate of occupancy by the
Municipality within five (5) years after expiration or earlier termination of
the Development Agreement. Notice of this covenant shall be recorded
at closing.

3.2.3.

Security: Respondent shall deliver a letter of credit in a form satisfactory
to the Municipality at closing in the amount of THREE HUNDRED
THOUSAND DOLLARS ($300,000) as security for performance of the
aforementioned development requirements.

SECTION 4: PROPOSAL AND SUBMISSION REQUIREMENTS
To achieve a uniform review process and obtain the maximum degree of comparability, it
is required that the proposals be organized in the manner specified below. Proposals
shall not exceed thirty (30) pages in length (excluding letter of transmittal, resumes, title
page(s), index/table of contents, attachments, dividers, and drawings). One page shall
be interpreted as one side of single lined, typed, 8 1/2" X 11", piece of paper. The number
of copies to be submitted is provided in Section 2.6.
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4.1

Title Page
Show the RFP subject, the name of your firm, address, telephone number(s),
name of contact person, and date.

4.2

Table of Contents
Clearly identify the materials by section and page number.

4.3

Letter of Transmittal limited to two (2) pages.
4.3.1. Briefly state your firm's understanding of the services to be performed and
make a positive commitment to provide the services as specified.
4.3.2. Give the name(s) of the person(s) who are authorized to make
representations for your firm, their titles, address, and telephone numbers.
4.3.3. The letter must be signed by a corporate officer or other individual who has
the authority to bind the firm, per Section 2.5.

4.4

Experience and qualifications of the Development Team
4.4.1. Development Team Structure:
Provide a detailed summary of the Development Team. Provide a
description of the proposed legal structure of the team (i.e. joint venture,
limited partnership, limited liability company, etc.) and a team organizational
structure chart. The summary should include lead staff (firm) for each
element of the project, information on the firm and resumes of key staff. If
associates within firms are to be involved, provide specifics of their roles,
responsibilities and resumes.
4.4.2. Makeup of the Development Team:
Provide a description of each of the key members and the Development
Team. At a minimum, identify the entity that will hold overall responsibility
for the entire project, the general contractor, and the architect. Provide
resumes of the individuals who will be assigned to this project for each of
these entities. Verify these individuals will not be allowed to be changed
without the consent of the Municipality.
4.4.3. Development Team Experience:
Provide the firm’s development experience with comparable public/private
residential developments. Descriptions of former projects should include
dates, nature of involvement from a financial standpoint; from a
9

management and implementation standpoint; implemented developments;
sizes and uses; dates on completion, and references with telephone
numbers.
4.4.4. Experience in Design-Build Projects:
Provide a listing of projects of this type completed in the last ten (10) years.
Provide details regarding your firms’ specific contractual roles and
responsibilities. Include the names, addresses and phone numbers of
owner references for each project. Provide a description of your firm’s
approach to providing design-build services. Describe how you perform
design review, document coordination, constructability review, value
engineering, permitting and subcontract preparation and packaging.
Describe your experience working in a team approach with the owner and
your Development Team to achieve the best residential developments
possible within the established time frame and budget.
4.4.5. Proof of Financing:
Respondent must provide sufficient information and documentation to
demonstrate that the respondent has the financial capacity to secure any
necessary financing to complete the developments as proposed.
4.5

Development Proposal
4.5.1 Business Plan:
Sufficiently detail and include a reasonable project budget and pro forma,
in addition to demonstrating the proposed project’s viability and details for
the operation and management of the project after completion of
construction.
•
•
•
•
•
•

Provide research / market demand data.
Provide details on how the proposer intends to utilize the project site and
in what form of control of the site, or portion thereof, the project requires.
Demonstrate committed and qualified tenants / buyers / operators for
the completed project.
Clearly detail and define the project’s development costs, including all
construction costs, soft costs and contingencies.
Clearly detail and define project’s operating pro forma, including all
revenues, expenses, debt service, taxes, and other assessments for the
same number of years for which MOA assistance is requested.
Provide reasonable assumptions for all costs and revenues.

4.5.2 Level of Return and Benefit to the MOA:
10

Describe the economic, fiscal, employment and other tangible public
benefits generated by the proposal. Requests for MOA assistance must be
limited to assistance the MOA can reasonably accommodate and be clearly
and quantitatively demonstrated to be less than the public benefit generated
by the project.
•
•
•

Qualitative public benefits may be included as support to the welldefined quantitative benefits.
Specify requested MOA assistance, if any, and include details such as
type of assistance, desired length of agreement term, commencement
and completion dates, etc.
Request a level of financial assistance that fills a clearly described
financial gap in the proposal.

4.5.3 Consistency with Adopted Plans and Ordinances:
Explain how the proposal is consistent with adopted MOA plans and
ordinances, in addition to other external community documents consistent
with MOA policies.
•
•
•

Explain how the proposal is consistent with the Development Priorities
described in Section 3.
Explain why the proposal is a unique development project in the best
interest of the citizens of Anchorage.
Describe how the project will create housing alternatives, net new jobs
and business opportunities.

4.5.4 Description and Clear Scope/Scale of Project:
Provide project details, a conceptual access and circulation plan and
describe the project’s compatibility to the area and adjacent uses. Clearly
detail and define the project including:
•
•
•
•
•

Gross acreage of project and proposed uses; e.g. single family, multifamily, etc.
Number of (rental or ownership) residential units; note any specific
intended user for the product; e.g. affordable or senior housing, market
rate housing, workforce housing, multi-generational housing, etc.
Plans to include accessory dwelling units, if any.
Expected number of construction jobs and construction costs.
Estimated project cost (all costs).

4.5.4.1

Provide a conceptual site plan and building elevations if
applicable (color recommended). Identify any applicable phasing
on the drawings.
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4.5.4.2

Describe the utilization of the site, and if all or only portions of the
site will be incorporated.

4.5.5 Describe how the project will exist in context with adjacent buildings,
public amenities and other uses.
4.5.6 Provide circulation plan(s) showing transit, vehicular, bicycle and
pedestrian access and circulation within and around the site, for the
various existing and proposed users.
4.5.7

Project Timeline:
Provide a comprehensive schedule with major milestones that
addresses all phases of planning, entitlements, design, plan review,
permits, construction and occupancy. Proposers should commit to a
reasonable project time frame.

•
•
•

Use reasonable assumptions.
Provide details on phasing, if applicable.
Provide a construction mitigation plan that identifies potential challenges
that neighboring businesses and residents may experience during the
development and operating periods and propose viable mitigation plans.

SECTION 5: EVALUATION CRITERIA AND PROCESS
5.1

Criteria
The criteria to consider during evaluations, and the associated point values, are as
follows:
5.1.1. Experience and Qualifications of the Development Team will be weighted
according to those provisions described in Section 4.4.
500 points
5.1.2. Business Plan will be weighted according to those provisions described in
Section 4.5.1.
100 points
5.1.3. Level of Return and Benefit to the MOA will be weighted according to those
provisions described in Section 4.5.2.
300 points
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5.1.4. Consistency with Adopted Plans and Ordinances will be weighted according
to those provisions described in Section 4.5.3.
100 points
5.1.5. Description and Clear Scope/Scale of Project will be weighted according to
those provisions described in Section 4.5.4.
800 points
5.1.6. Project Timeline will be weighted according to those provisions described
in Section 4.5.5.
200 points
Total Points Available: 2,000 points
5.2

Qualitative Rating Factor
Firms will be ranked using the following qualitative rating factors for each RFP
criteria:
1.0
.8
.6
.4
.2
-0-

Outstanding
Excellent
Good
Fair
Poor
Unsatisfactory

The rating factor for each criteria category in paragraphs 5.1.1 and 5.1.2 will be
multiplied against the points available to determine the total points for that
category. Costs shall be scored as defined in the cost section below.
EXAMPLE: For the evaluation of the experience factor, if the evaluator feels the
response as provided was “Good,” they would assign a “qualitative rating factor”
of .6 for that criterion. The final score for that criterion would be determined by
multiplying the qualitative rating factor of .6 by the maximum points available (5)
and the resulting score of 3 would be assigned to the experience factor. This
process would be repeated for each criterion.
5.3

Evaluation Process
A committee of individuals representing the Municipality will perform the evaluation
of all of the proposal(s) received. The committee will rank the proposal as
submitted.
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The Municipality reserves the right to select proposals for consideration based
solely on the written proposal.
The Municipality also reserves the right to request oral interviews with any or all
responding respondents. The purpose of the interviews is to allow expansion upon
the written responses. A second score sheet will be used to score those firms
interviewed. The final selection will be based on the total of all evaluators’ scores
achieved on the second rating. The same categories and point ranges will be used
during the second evaluation as with the first evaluation. The highest ranked
respondent after the second scoring, if performed, may be invited to enter into final
negotiations with the Municipality for the purposes of contract award.
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MUNICIPALITY OF ANCHORAGE
MEMORANDUM
REAL ESTATE DEPARTMENT

________________________________________________________________
DATE:

June 29, 2021

TO:

Austin Quinn-Davidson, Acting Mayor

THRU:

Chris Schutte, Director
Office of Economic & Community Development

FROM:

Robin E. Ward, Director
Real Estate Department

SUBJECT:

Selection Committee Members and Results - RFP for Development of Portions of
HLB Parcels 6-011, 6-016 & 6-017 in Girdwood (aka Holtan Hills)

__________________________________________________________________________________________________________________

The selection committee established for reviewing and scoring proposals associated with the
development of portions of Heritage Land Bank Parcels 6-011, 6-016 & 6-017 in Girdwood is as follows:
Christopher M. Schutte, Office of Economic & Community Development Director
Christopher M. Schutte is the Executive Director of the Office of Economic & Community Development for
the Municipality of Anchorage. Prior to joining the Municipality, Christopher served as Executive Director
for Anchorage Downtown Partnership, Ltd.
Robin E Ward, Real Estate Department Director
Robin previously served as the Director of Heritage Land Bank and Real Estate Services and as Director of
the Anchorage Community Development Authority. Over the past 25 years, she has also served on
municipal boards including the Platting Board, Planning and Zoning Commission, Zoning Board of Appeals
and Examiners and the Urban Design Commission. She and her family have spent many days on skis on the
mountain at Alyeska Resort.
Tiffany Briggs, Program & Policy Department/Manager, Real Estate Services
Tiffany is the Manager of the Real Estate Services Division of the Real Estate Department for the
Municipality of Anchorage. She is a 6-year municipal employee and has vast experience in the real estate
arena overseeing the acquisitions, use, improvement, and disposal of real property through sales, leases,
and permits for municipally owned land. Tiffany spends time in Girdwood, especially during the annual
Alyeska Climbathon.
Steve Schmitt, Municipal Surveyor, PM&E
Steve Schmitt, PLS, SR/WA, is the Municipal Surveyor for the Municipality of Anchorage. Steve began his
surveying career in 1983 and earned his Professional Land Surveyors License in 1993; he has previously
worked for a number of surveying and engineering firms as well as the U.S. Army Corps of Engineers and
the Bureau of Land Management as a field surveyor, contract inspector, and reviewer.
Kristi Bischofberger, MOA Watershed Manager
Kristi leads the Municipality of Anchorage’s Watershed Management division. She has vast experience in
wetlands, permitting and stormwater management, which is a core challenge with any development in
Girdwood.

Page 2
Mark Schimscheimer, Director of Engineering, AWWU
Mark is a civil engineer and leads the Engineering group at AWWU. He has spent many years working on
the Girdwood water and wastewater systems and brings that knowledge to this process. Mark lives on the
Anchorage Hillside but has close family ties to Girdwood.
Kyle Kelley, Girdwood Valley Service Area Manager
Kyle is an experienced Operations Manager who fills many roles in the Girdwood community. He manages
Street Maintenance, Parks and Recreation, and many other service area responsibilities. His family has
called Girdwood home for many years and are active in numerous organizations.
Diane Powers, Admission Manger, Alaska Wildlife Conservation Center
Diane is a long-time resident of Girdwood, along with her husband. They reside at the north end of Crow
Creek Road. Diane was a member of the Crow Creek Neighborhood Plan Community Advisory Committee
and intimately knows needs of the Crow Creek Road community and the impact that development will have
on those residents.
Andrew Romerdahl, Senior Director of Real Estate, Cook Inlet Region, Inc.
Andrew is the Senior Director of Real Estate for Cook Inlet Region, Inc. and has extensive experience in real
estate development and management. Andrew and his family are year-round residents of Girdwood.

Selection Committee Results:
The Selection Committee received the proposals via email on Tuesday, June 15 for their careful review. All
members were able to join a call on June 22, except Mr. Romerdahl who received a verbal summary of
questions and discussion immediately following the call from HLB Land Management Officer Shelley
Rowton. Each member then provided their final scoresheets before Noon on June 23.
The results are as follows:
Spinell
Homes
Total (18000
possible)
Avg (2000 possible)

11420
1269

Pomeroy
Partnership
14080
1564

All members of the Selection Committee ranked Pomeroy Property Development, Ltd and partners Seth
Anderson, P.E. and CY Investments, LLC as the superior proposal. Both respondents to the RFP have been
notified of the results, and negotiation with the Pomeroy partnership group will begin at the conclusion of
the appeal window.
Proposers were notified of the results on June 29, 2021. Proposals will be available on the Real Estate
Department’s page at www.muni.org on June 30, 2021 with appropriate redactions.
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Girdwood Chapel
www.girdwoodchapel.com
(907) 783-0127
PO Box 1068 / 102 Heavenly Valley Dr.
Girdwood, AK 99587
June 10, 2022
To our neighbors and community leaders:
A foundational belief of our faith tradition is that all people are of sacred worth. We, therefore,
stand on the shoulders of the generations that have come before us for generations in working
toward communities in which each person’s value is recognized, maintained, and strengthened.
We support and advocate for the basic rights of all persons to (among many other things) have
access to affordable housing.
Through our food pantry, community garden, and emergency assistance programs, we are
privileged to know and be in relationship with hundreds of people in our community. Many of
these friends and neighbors struggle financially despite working full-time, and/or often at
multiple jobs. The leading cause of financial insecurity in our community is the high cost of
housing. People utilize our food pantry because they cannot afford both rent and groceries.
Our community desperately needs more affordably priced long-term rentals (federally defined as
30% or less of a person’s pay); reasonably priced lots and homes for sale that can be
purchased by full-time Girdwood residents for owner-occupancy; and increased capacity in our
community’s services (childcare, higher school enrollment, groceries, public safety, road
maintenance and snow removal, etc.) that goes along with a growing population.
It seems clear from trends in our community and in communities like ours around the country
that the rules for development that have worked in the past do not result in the kind of
development that is most needed in our community. New land in our valley becoming available
for development from the Heritage Land Bank (HLB) presents an opportunity to prioritize
housing development that is affordable for residents and workers in Girdwood.
Achieving those priorities only seems possible if the “disposal” of the land by HLB is structured
to prioritize affordable development. It is the greatest good for our community desperately in
need of affordable housing. We urge you to oppose any development agreements that do not
prioritize affordable housing.
Sincerely,
The Girdwood Chapel Leadership Team
(Loretta Ortiz-Daniel, Terry Sherwood, Sam Daniel, Lynné Doran, Leo McGlothlin, Betsy
Connell, Clark Clingenpeel, Rev. Nico Reijns)

Love God, Love Others, Change the World

TO: Heritage Land Bank Advisory Committee
FROM: Betsy Connell, Girdwood Resident
RE: Housing Crisis in Girdwood/HLB Land Disposal
DATE: April 15, 2022
Let me introduce myself. My name is Betsy Connell, and I have been a Girdwood resident since 1987. I
was the special education teacher at Girdwood PreK-8 School for 25+ years and am now back at the
school as a special education teaching assistant. I have been a Girdwood homeowner and property
taxpayer since the 1990s. My husband and I raised our two children in Girdwood, and they attended
Girdwood PreK-8 School and South Anchorage High School. We are both active in local no-profit
organizations.
I am writing the HLBAC today to discuss the affordable housing crisis in Girdwood. I acknowledge that
there is an affordable housing crisis across the United States, but the situation in Girdwood is especially
dire. Most Girdwood businesses, including Alyeska Resort and the hotel, are short-staffed, unable to hire
workers because those employees cannot find affordable housing. This problem is exacerbated by
Airbnbs and VRBOs. Owners of properties that used to be long term rentals have switched to these short
term rentals instead. In addition, homes for sale are few and far between. Those that do come on the
market are snatched up within a few days of being put on the market (sometimes the same day!), often
as second homes and at a cost out of reach for most Girdwoodians.
Being an educator, I am especially worried about housing for Girdwood’s teachers. Recently, a student
teacher (who has lived, volunteered, and worked in Girdwood for many years) and her husband (who is
employed locally) had to move from their current rental situation. They were unable to find housing in
Girdwood, and now our town is losing two valuable community members.
At this time, the majority of Girdwood PreK-8 staff owns their own homes. However, at least a half a
dozen of the teachers will be eligible for retirement in the near future. If the current housing dilemma
continues, the “new” teachers hired in those positions will be unable to live in Girdwood. There will be
few apartments available to rent or affordable homes to buy. This situation will make recruiting teachers
for Girdwood PreK-8 school difficult in the first place and, if hired, these teachers will probably need to
live in Anchorage. Currently, the vast majority of our school staff lives in Girdwood, raises their kids in
Girdwood, has ties to businesses and nonprofits in Girdwood, and has close ties to our town. This is ever
so important for our GIrdwood PreK-8 school community. (In fact, it was one of the questions I was
asked when I was initially interviewed for my Girdwood teaching position.) Students see school staff
around town or on the ski mountain, and conversation almost always ensues. Losing this community
“feel” would be a huge loss for the school, as well as Girdwood as a whole.
I feel the information I have presented here is extremely important for the HLBAC to consider when
looking at RFPs and land disposal. The current Holtan Hills plan appears to ignore all of these realities
and will simply make the affordable housing crisis worse.
Thank you for taking the time to read my comments. Please take them to heart.

April 15, 2022
To Whom it May Concern,
My name is Lynné Doran and I am the Secretary for the Girdwood Chamber of Commerce and
a small business owner. I am writing you today regarding the Holtan Hills development project.
It is my understanding that this historic project for Girdwood does not have any provisions in
place to have a percentage of land set aside for workforce housing or address our other
housing needs with such things as deed restrictions or provisions for homes to be owner
occupied. Many businesses in Girdwood are struggling to operate at full capacity (reducing
days of the week they are open or hours in the day) because they do not have staff available
to operate all shifts and the reason there is a lack of staff is because there is a lack of
affordable housing.
I have spoken to several business owners that have been put in the position of looking for
long-term rentals that they rent themselves and put their employees in or if possible, buying
properties that they then rent to their employees. This is not a business model to operate by
and not affordable by the majority. Business owners are working around the clock themselves
to keep their doors open due to a lack of staff and it is burning them out.
I have yet to speak with anyone in our town who is against development for more housing but
I have also yet to encounter anyone who supports going forward with this project without
provisions in place to assure that those that want to live and work in our community can.
Girdwood is not only a ski town but we are a unique ski town in the fact that we are 45
minutes away from the largest city in our state. Though we are close to Anchorage people
from there will not drive 45 miles on a at times risky and dangerous highway to wait tables,
clean cabins or operate tours, they can find all those jobs in Anchorage and save time and
money by not making an unnecessary commute.
The Holtan Hills project as it stands now does not help Girdwood solve its affordable housing
crisis and needs to be revised with this crisis in mind.
Sincerely,
Lynné Doran

From:
To:
Cc:
Subject:
Date:

stay alyeskahideaway.com
Tyler, Margaret S.; Kelley, Kyle T.
Winguard, Jen
FW: Housing Anecdote
Wednesday, April 27, 2022 10:48:57 AM

[EXTERNAL EMAIL]
Hi Kyle and Margaret,
I just received this letter from Eddie Parks regarding the Holtan Hills project. Can you please include
it in the packet you are creating to be submitted to the HLB Advisory Board.
Thank you,
Lynne’
From: Edward Parks <ed.parks@gmail.com>
Sent: Wednesday, April 27, 2022 10:25 AM
To: stay alyeskahideaway.com <stay@alyeskahideaway.com>
Subject: Housing Anecdote
Hi Lynne',
Thank you for all the work you've been doing with this Holtan Hills project and for helping to
hopefully improve the workforce housing situation here in Girdwood. Following last night's meeting,
we briefly chatted about your submitting letters along with the resolution. While I'm not a business
owner here, my housing expense has increased dramatically as a direct result of the short-term
rental market here. I'm providing some details below; feel free to use them or share if you think it
might be helpful.
I moved to Girdwood in October 2019, to work at Powder Hound Ski Shop. I came with 12 years
experience as an outdoor industry professional, and worked there as a boot fitter, lead bicycle tech,
and manager. I was with them for two seasons. After Powder Hound, I helped Amanda Tuttle with
her acquisition of CoasT Pizza, where I was the general manager for just over a year. While at CoasT I
saw multiple employees come and go, some of whom left because they were no longer able to
afford their rent here, or worse, they lost their living situation here because the owner of their rental
property was no longer interested in a long-term lease, but instead wanted to join the short-term
market. I've lived in the same one-bedroom apartment since moving here, and have experienced
quite the financial pinch as well. When I moved here, my rent was $1450/mo, which was steep, but
manageable. Since then, my landlord has raised rent at a much greater rate than is sustainable for
me - but there aren't other housing opportunities here for me choose from - so if I want to remain in
Girdwood, my only option is to continue renting in my current space until I'm able to purchase a
place of my own here. I understand rent rate increases as a result of an increase in property tax, but
the increases I've experienced are far greater than that - recently I was told that she was interested
in turning my apartment into an AirBnb rental, which would displace me from Girdwood. Recently
my rent was increased to $1900/mo, as that would bring the homeowner closer to what she believes

she'd be able to get from my unit as a short-term rental. In order to keep my housing expenses at
1/3 of my income, I'll need to earn $68,400 after taxes this year. When I moved here, the same
equation meant that I'd only need $52,200 to be able to reasonably afford my housing expenses.
The 24% increase in under three years is much greater than wage growth. I love our community here
in Girdwood, and enjoy contributing through being a member of our CERT team in addition to
participating with GBOS and Trails Committee meetings, and have recently been getting involved
with Chamber of Commerce, HWG, and LUC meetings in order to hopefully help improve our
workforce housing situation and ensure that my voice, along with others that may be in a similar
situation as mine, are heard.
Hope this helps - and thanks again,
Eddie

Eddie Parks
319-310-4718

Dear Heritage Land Bank Commissioners and Staff,
In December 2020, Girdwood Community Land Trust, submitted an application for areas within Holtan
Hills and 1 parcel in the Girdwood South Townsite (6-076).
The purpose of this request was to help solve local land-use issues and have a dedicated location to
undergo planning of permanent community projects. We needed an appraisal of the property to
complete a business plan, which we recently received a copy of (March 2022). This information will now
be incorporated into our Business Plan we look forward to completing and presenting at a future date.
Our community has spent a substantial amount of time and money regarding planning on HLB Parcel
6-076, in particular. This parcel is excess to municipal needs and deeply needed for local community
needs, now and/or the future.
We asked in the December 2020 HLBAC meeting, with follow up question for our inclusion from Ron
Tenny, to be listed in the 2021 Work Plan and were told it was too premature.
Since the time of our application, HLB Staff has now held 1 meeting with our board members in January
2022. In this meeting, the concept of a hostel was offered by HLB. While we were excited to hear about
an idea that may provide some housing benefit, it does not fulfil our vision of working toward
homeownership opportunities for the local workforce. For this reason, we humbly bring these suggested
edits to your attention and request to be included in the adopted 2022 HLB Annual Work Plan.
EDIT #1:
What is says:
“HLB Parcels 6-016, 6-039 & 6-134 - Issue RFP for disposal of tract to be platted within these parcels for
development and operation of a long-term stay hostel by a local nonprofit.”
Requested Edit:
HLB Parcels 6-016, 6-039 & 6-134 – Predevelopment and partnership discussions with local nonprofit,
Girdwood Community Land Trust, for disposal of tract to be platted within these parcels for
development of workforce housing project(s) and community garden(s).
EDIT #2
What it says:
HLB Parcels 6-076 & 6-134* – HLB continues to receive interest in developing the areas documented in
the Master Plan. Tract D-5 (HLB Parcel 6-134) has been approved by the HLBAC for disposal. Further
evaluation is necessary prior to seeking Assembly approval.

Requested Edit:
(Similar to verbiage found for: HLB Parcel 4-013 – Lessee submitted an application for purchase, which
Staff did not pursue in 2020. This will be offered to the lessee for sale in 2022 with approval of proposed
code change allowing direct sale to those with long-standing interest in a property)
Suggest Separation of the Parcels.
HLB Parcel 6-076 – A local nonprofit, Girdwood Community Land Trust, submitted an application for
purchase or donation in 2020, which Staff did not pursue. Predevelopment and partnership discussions
between Girdwood Community Land Trust and HLB in 2022 for community identified needs.
(Remains the same as draft but listed separately) HLB Parcel 6-134 - HLB continues to receive interest in
developing the areas documented in the Master Plan. Tract D-5 (HLB Parcel 6-134) has been approved
by the HLBAC for disposal. Further evaluation is necessary prior to seeking Assembly approval.
Thank you for your time and consideration in this matter.
Girdwood Community Land Trust
2022 Board of Directors
www.girdwoodlandtrust.com

To whom it may concern,
I'm writing this letter to bring attention to the housing crisis in Girdwood. As the owner of a
cleaning service, I’m very aware of the nightly rentals we have in town. For me this is a double
edged sword. As my business thrives on business from nightly rentals, it lacks employees to
clean all these nightly rentals due to the nightly rentals occupying the majority of potential long
term rentals for employees.
Among my employees I find them expressing how they live paycheck to paycheck because
there is NO affordable housing. The rentals that are available, which are few and far between,
are so overpriced that making ends meet can be very challenging even if they are working 2
jobs.
I have found myself having to hire and pay employees to drive from Anchorage to help with the
demand of business here in Girdwood. Currently half of my staff is from Anchorage.
Holton Hills development has been presented to Girdwood and I believe the development has
the potential to either help with the lack of workforce housing or to exacerbate the problem. To
save our community that I love, I hope the development will provide for workforce housing for
the community. If chosen to take these public lands and sell it to the highest bidder, it will ruin
the community of Girdwood.
Holton hills is a “Hail Mary” for saving this community. Make the right decision. Don't let
Girdwood become another Vail.
Thank you,
Kristina

Jack Sprat
165 OLYMPIC MTN LOOP GIRDWOOD AK 99587
907-783-5225 | WWW.JACKSPRAT.NET | FAT & LEAN WORLD CUISINE
Apr 12, 2022
To Whom It May Concern,
As a Girdwood business owner for 21 years and year-round resident, I believe I have a current
understanding of community needs. The most critical need is for our community to supply
affordable work-force housing. Girdwood is at risk of becoming a true “bedroom community”.
Without affordable work-force housing, the valley will continue to be bought up by second home
owners and services will become stagnant or disappear. We need land to create housing that
will remain affordable for the long-term. If unrestricted, developers will continue to supply the
market with high dollar projects to make the most profit.
Community services will continue to decline without regulations. My business has cut service
times in half due to the lack of affordable housing. We have applicants to work, but no rentals for
them. Workers do not want to commute from Anchorage.
The municipal land that is part of the Heritage Land Bank, is a perfect example of non-privatized
land that can help remedy this situation. All or at least a good portion of the buildable land,
should be designated for work-force housing. The following should be considered when allowing
purchase or rentals:
●

The applicants must work in Girdwood full time for local businesses.

●

The rental or sale of the property must not go for market value when sold or leased. Only
basic inflation will be applied.

●

Subletting leased spaces will not be allowed.

●

No short-term nightly rentals will be allowed in work-force housing.

●

An application process with oversight by a local governing body should be implemented.

Thank you,
Frans Weits
Owner, Jack Sprat

Erik Lambertsen
Bird Creek Motel
29433 Seward Highway
Bird Creek AK, 99540

(907)653-0100
birdcreekmotel@alaska.net

Friday, June 10, 2022
GBOS/HLB
Salutation
My name is Erik Lambertsen, President of the Girdwood
Chamber of Commerce. Owner of the Bird Creek Motel for
almost 30 years.
We have a 12-unit motel with 2 apartments and 10 studio
rooms. Most of the rooms are occupied by Girdwood
employees in the winter. We routinely have requests weekly
from Girdwood business owners Looking for vacancies for
their employees. During our summer season we transition to
motel operations and discontinue extended stays which
increases pressure on the community employee housing.
Currently we employ our children but when they grow and
move on, we see that we will have the similar increased
pressure to find employees.
Girdwood is important to the state of Alaska. We are
recognized as a destination town for world travelers. The
local businesses are stressed to service our current visitors
and we are reaching a breaking point. We are watching very
carefully the Holton Hills land development and the impact
the decisions made will have. Hastiness in this regard could
have dramatic negative effects on the Girdwood and the
Turnagain Arm business community.
Maximum profit and expediting a process is not in the interest
of this community, Workforce and affordable housing needs
should be factored to maintain the small town feel that makes
our community so attractive for residents and visitors alike.

Sincerely,

Erik Lambertsen
Owner and Operator
Bird Creek Motel
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April 15, 2022
Hello Heritage Land Bank (HLB),
My name is Catherine McDermott and I work for Four Valleys Community (FVCS) a non-profit located in Girdwood and
specifically serving the Girdwood community for 42 years. We are just one of many non-profit organizations that exist in
Girdwood, all of which have been tailor made for Girdwood to fill the needs of our community.
A sample roll call of our homegrown local nonprofits includes FVCS (community education and recreation
opportunities), Little Bears (childcare), Girdwood Clinic (healthcare), Girdwood Inc (houses community initiatives like the
Skateboard Park and Tennis Courts) Girdwood Center for Visual Arts (artist coop), KUEL Radio (local communication),
Girdwood Fine Arts Camp (art ed), Glacier Valley Transit (public transport) and there are many others. Note that
Girdwood is in the very DNA of all our local non-profits. Each was created to fill specific community needs, and all heavily
contribute to making Girdwood a great place to live.
At FVCS we see the Holton Hills development as an opportunity to solve a housing crisis that was identified by this
community, and indeed communities like ours across the nation, long ago. It is in the best interest of Girdwood, the
Municipality of Anchorage, the Heritage Land Bank and the land developers to proceed with the upmost care and
concern for the community of Girdwood, and help to assure that local nonprofits and for-profit businesses will be able
hire staff that can afford to live in Girdwood and serve the community.
Girdwood non-profits need Executive Directors and staff who live and properly understand the needs of the
community. We need to and want to pay our professional staff livable wages; wages that allow us to live and work here.
Most of Girdwood’s non-profits, including the community school, have no national or even Anchorage umbrella
organization over us to offering financial and admirative support. Because the of this, our we stand alone and depend on
local support, and this becomes harder and harder every budget cycle. At FVCS, all 4 our staff have second jobs to be
able to afford to live in Girdwood AND work at a non-profit that serves our community. It has been estimated that only
30% of the homes in Girdwood are primary home owner occupied. In the past few years our community has had to say
goodbye to dozens of local families who have left in search of viable housing options, further adding to the idea that
“locals” are becoming more and more scarce. With each family that leaves, that is less volunteers to serve on our
nonprofit boards, attend fundraisers, and volunteer at local events.
As the housing costs continue to rise and affordable housing becomes scarcer for our staff; all Girdwood non-profits will
need to charge more for our community services. Because our services are used by locals, this cost gets passed on local
residents. With the Holton development, all of our local nonprofits will need to expand services to accommodate more
Girdwood residents. At the community school, we would welcome more people using our services and attending our
classes. However other non-profits may be more limited in their ability to accommodate an increase in demands on their
services. Like many local for-profit businesses, staffing will continue to be a big issue in the local non-profit sector
especially with scarcity of affordable housing.
Thank you for the chance to offer perspective from a non-profit deeply rooted in Girdwood.
Best Regards,

Catherine McDermott
Four Valleys Community School, Executive Director

To whom it may concern,

Powder Hound Ski and Bike has been in business for 10 years now. The past few years have been
increasingly difficult to find employees. There is no shortage of folks that want to live and work in a ski
town, however the housing is the battle every time. We have had multiple great employees leave due to
rising costs of rent or being kicked out so that the house they were in could turn into a nightly rental.
We are currently on the search for positions that simply cannot be filled due to the unlikelihood of ever
finding a place to live.
Last winter we decided to take the matter into our own hands and rent a $3000/month house just to get
employees to Girdwood to work. This was not only a larger risk on our part, but it was a lot of extra
monthly energy expended that could’ve been put into our business. I know we are not the only business
to have done that and really it is not something we can do every year going forward.
If there is not a solution to this issue created within the new development of Holtan Hills, this town will
ultimately suffer. There will be long wait times wherever residents or visitors attempt to give business
and the cost of every item will increase dramatically so that the few employees left can afford to live.
Like many other ski towns, Girdwood needs an area of somewhat ‘affordable’ housing that is designated
to the work force, and that restricts weekenders from filling it. It is not a new concept and needs to be
implemented ASAP for the well-being of our community. Without this we will lose restaurants and shops
and the area will become less attractive to residents and visitors by doing so.
Please consider building this into your plan for the new development. We need to create a solution and
this is the time to do so.

Regards,
Eric Helmbrecht
Powder Hound
907-382-9987

April 15, 2022
What does it mean to serve the common good?
That’s the fundamental questions I hear behind the Heritage Land Bank’s obligation to serve the
best interests of all Anchorage residents.
There are many valid arguments for why the Holtan Hills development, as proposed, is not the
right development plan for the Girdwood Valley. Given my vocation and role in the community, I
will leave those arguments for others, and simply ask you to pause and consider the morally
imperative question: how can HLB best serve the common good?
It is an indisputable fact that Girdwood is experiencing a housing crisis. And we are not alone in
that experience - resort towns all over North America are similarly struggling. In my time in
Girdwood I have said goodbye to too many amazing members of our community - quite a few
leaving simply because of the cost of housing.
Girdwood Chapel operates our community’s food pantry. Currently we are seeing about 150
people every month. I am privileged to get to know many of them. I know their families, where
they live, and where they work. The sad reality is that people who are employed full time in our
town cannot afford rent and groceries.
I recently spent a few hours around a bonfire with a bunch of folks who work full time in our
restaurants and tourism companies. They got to chatting about their living situations, and
shared that about half of them had sublet a literal closet at some point while living in Girdwood.
It does not have to be this way.
Access to affordable housing (federally defined as 30% or less of a person’s pay) is essential for
a healthy, vibrant community. Access to affordable housing improves mental and physical
health; and improves educational outcomes for children. Access to affordable housing is
critically important for businesses: Without people to work as lift operators, cooks, servers, tour
guides, cashiers, etc., our local businesses cannot function.
I am well aware of how expensive it is to build anything in the Girdwood Valley. And I am also
aware that there are many creative ideas and proposals for how to build housing in the
Girdwood Valley that is affordable for the people who live and work here - the current Holtan
Hills proposal is clearly not one of those ideas. It fails to serve the common good.
So please, listen to the residents, the workers, the business owners, and the community leaders
of Girdwood. We can move forward with development in Girdwood, and do so in a way that
actually serves the common good and is in the best interest of all residents.
Sincerely,
The Rev. Nico Reijns

Victor & Kimberly Duncan
P.O. Box 414
2914 Alyeska Highway
Girdwood, Alaska 99587
Phone 907-229-8538 Fax 1-877-737-5115
Email kaduncan@gci.net

April 27, 2022

Girdwood Board of Supervisors
RE: Lack of housing for Potential Employees
To Whom it May Concern:
I am writing in regards to the Lack of Employees due to lack of affordable housing. I manage
Properties Rentals and have had many difficulties in finding local help. It has definitely been much
more noticeable the past couple of years. I am also a Real Estate Agent, and I do know that it is very
difficult for people in certain wage categories to afford to live in Girdwood due to lack of inventory. I
do believe there needs to be a solution to this problem, I am not sure what that solution should be, but
hope that something can be done to provide affordable housing for the lower income.
Sincerely,

Kimberly Duncan

GIRDWOOD BOARD OF SUPERVISORS
RESOLUTION No. 22-0_
A resolution of the Girdwood Board of Supervisors requesting the
Municipality of Anchorage Heritage Land Bank amend or cancel the
request for proposals No. _____ [Holtan Hills], in order to advance
policies of; 1) increasing the supply of workforce housing in
girdwood; 2) address the results of the required moa impact studies;
3) limit the use of Holtan Hills property for short term rentals by
using tools such as deed restriction.
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Whereas, the community of Girdwood recognizes the importance of developing Heritage Land
Bank (HLB) lands for a variety of critical needs; and
Whereas, the Heritage Land Bank RFP was issued without public discussions regarding
community needs on the RFP lands as an agenda item with Girdwood Board of Supervisors; or
with Girdwood Land Use Committee (Girdwood’s de facto community counsel); and
Whereas, numerous important service groups in Girdwood have raised valid questions about the
impact of the RFP, but no plan to identify or address these issues was done or communicated
prior to or since the RFP was awarded; and
Whereas, a severe lack of available workforce housing has been developing in Girdwood, a
problem that impacts numerous local businesses, first responders, health care providers,
educators, daycare and local government entities.
Whereas, the most urgent need for land development in Girdwood is to provide workforce
housing, which is critically under-supplied and becoming less available each year; and
Whereas, a successful workforce development process requires prior analysis, planning and
many features not addressed in the RFP; and
Whereas, there are other critical needs for HLB lands, including but not limited to, residential,
commercial, industrial, access, and for recreational purposes; and
Whereas, the winning RFP respondent’s proposal is set up just to perform land sales, and does
not require construction of an identified amount of workforce housing, include deed restriction
to limit a percentage of the property for short term rentals, or engage specific developers with
qualifications that can result in a more predictable, successful final product; and
Whereas, there has been extremely limited information released about a suggested “Alyeska
Village” that is to be constructed on a portion of the lands included in the RFP; and
Whereas, RFP lands have a significant footprint and impact on trail use areas, the airport,
school, community water source, utility lines and access roads. However, the HLB has not
released any information regarding the studies required under 2021 HLB Annual Work Program and
2022-2026 Five-Year Management Plan that would address these issues; and
Whereas, successful land development has to be commercially viable; and
Whereas, given the lack of community discussion regarding specific needs, pre-planning, and
failure of this RFP to respond to the most critical needs, it is urgent that a viable process be

implemented that will result in land development beneficial to Girdwood’s residents, businesses,
and other users while advancing a public policy of increasing the supply of workforce housing.
NOW, THEREFORE BE IT RESOLVED:
1. That the Girdwood Board of Supervisors request the Heritage Land Bank to immediately
provide a draft copy of the proposed development agreement to GBOS and LUC and
allow up to 60 days for comments. The RFP must be amended to address the community
needs for workforce housing and the results of the required MOA impact studies. If this
is not possible the current RFP proposal should be canceled; and
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2. If the development agreement plan cannot obtain a resolution of support by GBOS, then
a new RFP should be released in consultation with GBOS on or before Spring 2023. The
RFP should use conditions and covenants intended to increase the supply of workforce
housing in Girdwood and use tools, such as deed restriction, as a mechanism to reach
these needs.

Adopted by a duly-constituted quorum of the Girdwood Board of Supervisors on this __th day of
_____, 2022.
____________________________
Co-Chair
___________________________
Co-Chair

