Girdwood Housing Working Group Meeting
October 9, 2018
Minutes Draft
7:10PM Call to order, Mike Edgington
Attending are Kristy Despars, HLB; Mike Edgington, GBOS; Krystal Hoke & Grace Pleasants.
Announcements & Presentations:
None
Introductions & New Attendees:
None

Business:
1. Report back on how other similar communities address housing problems:
No reports, communities/locations that have been targeted for study are:
Crested Butte, Breckenridge, Hawaii towns, Washington, Oregon coast
Jackson Hole – Developers can build at market rate and then need to build one at subsidized rate.

2.  Review issues discussed at the previous meeting

Identify higher priority topics for future study: Limited availability, high cost, number of vacant homes
Limited Availability:
Qualified data is difficult to find, especially for long term and short term rentals.

1500 accommodation units existing in Girdwood

Under 1/3 of these are owner occupied

Guessing 10-15% are long term rental, 50% are short term rental or vacant

Air B&B did regional study; approximately 120 Air B&B listed in Girdwood

VRBO data ?

Remaining are second homes or unoccupied
Affordability:
Both for building construction and rental
Cost of making sites buildable includes gravel and dirt moving/hauling
Grace explains that HUD financing requires 80% of the constructed facility to be offered below market rate for tax credits.  Tax credits range between 4 and 9%.  Investor needs to stay in for 10 years minimum.  Higher returns have more stringent requirements.  There are affordable housing developers in Anchorage, Cook Inlet Housing is the largest of them.  Girdwood housing issue doesn’t fit their mission to serve troublesome neighborhoods.

Expanding Housing Stock:

In other communities, a central economic development office exists to provide one-stop services to developers.  Anchorage has a less centralized approach, including the Alaska Housing Finance Corp (AHFC), Anchorage Economic Development Corp (AEDC), and MOA Office of Economic Development.  
Krystal expressed that some of the land held by HLB should be developed for the purpose of providing a benefit to Girdwood people, particularly to diversify housing to ensure that people who work in Girdwood can afford to live and own homes here.  Girdwood’s issue doesn’t fit in to the existing programs and development strategies available. Overall, government is much more focused on critical issues of drugs, crime and homelessness, rather than lack of affordable housing.
Group discusses review of Title 21 Chapter 9.  Mike is heading a group currently working on parking to adjust T21C9 parking requirements to meet the needs of Girdwood, which will be taken to planning to initiate change in code.  Group discusses starting a Girdwood Housing Authority, and what would be required in order to form.  This 

Title 21 Chapter 9 Review Committee Meeting Agendas and minutes are available on line: http://www.muni.org/gbos
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function is currently within the AHFC. Group also discusses the requirements of landscaping in lot development.  Density is also an issue, and there are height requirements that restrict the developments..

Available land for development:

HLB Land:

42 acre parcel off Sproat was discussed previously by HLB.  This was moved from 1 year plan to the 5 year plan.  Challenges were based on potential water/well issues.  Considering the cost to develop this parcel, cost of lots was well outside of affordable. 
Holton Hills parcel near the school – cost of development precludes affordable property.
Other parcels owned by HLB.
Privately owned land:

Property between post office and Creekside.  Started during economic downturn.

Parcel next to Double Musky.  Owner has not pursued sale or development.

Small parcels at Town Square

Seeking clearer statement of what Girdwood wants regarding target percentage of population that lives in Girdwood, and should be included in the Girdwood Area Plan update.  Currently 30% owner occupied.

Housing is a problem in many communities:

I-5 corridor housing issue along the West Coast US

Cordova and Whittier also cite housing as large problems.

Fewer construction permits being issued in MOA in recent years, citing Neal Fried presentations.

Financing Ideas:

Girdwood Loan Program to finance home improvement loans.  Girdwood has properties that need work to improve them (decks).

First time homebuyer loans. 20% down is too much for first time homebuyers to afford Girdwood properties.  This would revolve within the community to help residents afford homes.  Some existing programs of this type come with Deed restrictions.

Use of Existing housing stock

How to encourage more long term rental compared to short term rental.

Last few years a number of properties have switched to nightly rental instead of long term rental market, impacting the number and quality of properties available for long term rental.
There are currently a variety of tax incentives, including the residential property tax exemption, exemption for seniors, and people who are disabled.  It could be possible to promote a property tax incentive for owners of properties used for long term rental.
Disincentives could also be used, for example, requirement of business license; additional taxation for short term/nightly rentals; restrictions to number of people allowed to occupy an overnight rental, requirement of local contact/24 hour complaint line.  These type of disincentives could be used to resolve a number problems, including neighborhood concerns.
In some communities, the town invests in properties.  Girdwood’s Inventory is limited - people who own homes and would like to downsize cannot find a property to purchase

3. Assign tasks

4. Confirm next meeting date/time.
November 13 at 7PM.

Adjourn 8:30PM
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