Girdwood Housing Working Group Meeting
May 15, 2019 
Minutes

The Girdwood Board of Supervisors, its committees, and subcommittees are subject to the Alaska Open

Meetings Act as found in Alaska Statute 44.62.310 and Anchorage Municipal Code1.25 - Public Meetings.

7PM Call to order, Mike Edgington
Agenda Approved
Minutes from April approved
Introductions & New Attendees:

Announcements & Presentations:
Business:
Tim Cabana asks how many new homes/additional housing would solve the problem.  Group discusses that the goal is to match supply and demand better than it is currently while maintaining characteristics that make Girdwood a desirable place to live.  It is unlikely that enough homes could be built to meet the full demand potential.
1. Discuss progress of Accessory Dwelling Units (ADU’s) at LUC and GBOS as well as P&Z and Assembly
Mike Edgington is presenting at LUC and GBOS this month.  An overview of the recommendations for change in code is below.  Recommendation is to reduce detached ADU building height to 25’. As defined in Title 21, building height is not the peak height, but the midpoint of the roof slope. A typical double garage with 900sqft 2nd floor apartment and steep (9:12) roof fits within 25’ building height 
	Topic
	Current code
	Proposed code
	Comments

	Detached ADU
	Lots >=16,800sqft
	Any sized lot
	Site layout will determine whether detached ADU works, not arbitrary lot size 

	Minimum size
	300sqft
	No minimum
	Allow more flexibility for small units

	Maximum size
	600/750sqft depending on lot size & 50% of primary unit
	900sqft & 75% of primary unit
	Allow larger ADUs; perhaps owner lives in ADU

	Parking
	1 spot for <600sqft; 2 otherwise
	As before, but at least one spot per bedroom
	Discourage on-street parking

	Setbacks
	Standard
	No side setback flexibility for taller (>15ft) structures
	Addresses a gap in current code

	Bed & breakfast use
	Only one unit allowed
	No restriction
	Bigger issues with explosion of STR market

	Dry cabins
	 Silent on this (implied)
	Legal ADU must have full utilities
	Encourage better quality housing


Motion:
Housing Working Group moves to approve adding a maximum height of 25’ to the proposed changes to detached ADUs.
10 in favor
Motion carries
Girdwood Housing Committee Meeting Agendas and minutes are available on line: http://www.muni.org/gbos
[image: image1.png]



2. Discuss range of options for balancing long-term vs short-term rental (STR) property in Girdwood
Imagine Girdwood survey identified concern regarding housing, especially workforce housing and long term rentals, in the community.
Approximately 1400 housing units in Girdwood

· 750 single family homes

· 500 condos/duplexes etc.

· 50-100 apartments

· 50-100 others (dry cabins)

Up to 300 housing units appeared on AirBnB/VRBO etc. in the past year, according to AirDNA, a company that studies nightly rental sites.  

Economic analysis indicates that Short Term Rental affects a community’s housing market at 4-6% saturation. This issue is unique to Girdwood within the MOA, with 15-22% of saturation, compared to Anchorage at under 1% and Chugiak/Eagle River at .5%. Other resort/visitor areas have similar amount of saturation as Girdwood, and most have addressed it through regulation. As Anchorage/Eagle River population doesn’t have the same problem, this could be an issue in addressing it within our government structure.
Short Term Rental vs B&B?

Short Term Rentals – pay room taxes, should have business license, otherwise no regulation.
B&B – requires administrative permit; health & safety regulations for <=3 rooms (inspections, fire escape etc.); site plan for 4 rooms; conditional use for 5 rooms. There are few B&B’s anymore, due to the relative flexibility of short term rental.  

There are a range of approaches tried elsewhere in US / worldwide. Some efforts discussed are: 
1) Limiting the number of STRs – often comes from concern over impact on housing and community character.
a. Banning Short term rentals: This may not be a big impact as there are homes that would then just sit empty instead of showing up on the long term rental market.  Owners often use nightly rental so they can use the home intermittently through the year.

b. Restrict the number of rentals e.g. require resident owners, limit the number of days a rental can be rented.
2) Regulating STRs – often comes from neighborhood nuisance concerns or tax collection

a. Must be registered as a business & registered to collect room tax (current situation in Muni)  
b. Require permit / insurance / inspections / building codes (for public safety) – similar to B&Bs
i. Mechanism could be through accessory use
c. Nuisance issues – require local contact for complaints

d. Enforcement mechanism

e. Could fees go to mitigation, e.g. other housing?

Other ideas that could work for Girdwood?
Incentivize property owner for Long Term Rental with property tax exemptions. Doesn’t seem to be possible, as narrow incentives require that the total tax assessment of the area is increased, e.g. new development.
Increase tax or fees paid by property owners of nightly rental & increase enforcement to create compliance.
Other incentives may be meaningful, for example resort pass discount for those who rent to resort employees.
Covenant to require that ADUs are rented to workforce housing, or, alternately, an incentive.
Many have expressed interest in Birdhouse style housing with rules that encourage local long-term rental instead of nightly. Preserve affordability by having covenants regarding resale market rate.  This could be accomplished through Community Land Trust.  Downside is that this locks owners in to staying in that home as their investment is appreciating more slowly than other homes (limiting upward mobility potential of home value). 


3. Updates on other activities

· Potential funding sources for water/sewer infrastructure projects e.g. HUD CDBG.  No new information.
· Structure for attracting funding: partnership/housing trust/other non-profit/quasi-government org (Improvement District)?

4. Update on Girdwood Area Plan – Phase 1 outreach complete.  Next phase is to formalize community goals and vision and from those to determine specific policies and priority projects.

5. Assign tasks: Drew & Mike to continue looking at STR regulation
6. Confirm next meeting date/time:  June 12, 2019 at 7PM 
Goal to work on short and long term rental options.

Adjourn 9:06
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