- Homer Title 21 Update e

Information

The City of Homer is revising its zoning policies, found in Title 21 of the City Code.

Project Goals

Streamline Increase Better align Consider Simplify,
development code clarity the code with natural reorganize,
processes and flexibility community hazards and and add

and increase plans preserve visuals to
predictability natural make the
features code more

user friendly
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Project Timeline

This project is Phase 2 of a two-phased community development effort. Phase 1 is the update to the City’s Comprehensive Plan, currently being
finalized. To learn more about the Homer Comprehensive Plan Update, visit homercompplanupdate.com.

Phase 1: Comprehensive Plan Update

Jan - Dec 2024 Jan - May 2025 Jun - Nov 2025 Nov - Dec 2025

Launch project, Draft plan and

public feedback, release Public Prepare Public Send to Borough

Hearing Draft and Assembly for review

data analysis; Review Draft;
growth scenarios review feedback and
activity identify revisions

‘ Phase 2: Title 21 Update

The Title 21 Update

builds from the Jan - May 2025 Jun - Sep 2025 July - Nov 2025 Nov 2025 - Spring 2026
Comprehensive Plan
Update

go through City and adoption
adoption process

Planning Commission
work sessions, share

Draft preliminary . :
code for public review

Compile inputs, revisions to Title 21

: " Draft early version of :
review existing code, evised coé/e, <taff and (“redlined” version); (after the holidays),

identify updates; [eoalreview gather input from consider and

gather feedback public on potential incorporate revisions
changes (including based on feedback;

code adoption

open house today)



https://homercompplanupdate.com/

Station #0

Welcome &
Information

Guide to the Open House

Schedule for Today

5:30-6:00pm | Doors Open, Snacks, Check Out Topic Stations!

6:00 - 6:30pm |Welcome & Project Team Presentation

6:30 -8:00pm |Information & Discussions at Five Topic Stations

List of Topic Stations (5)

Located in the
Commons
#1

@

Introduction to Zoning & its

AH Relationship to the

Comprehensive Plan

#2
3 Consolidating &/or Creating
Facilitating More Housing in 3 New Zoning Districts
More Places S

#4
Simplifying the Development J
Process
— #5
Located in the .
Addressing Natural Hazards &
Preserving Natural Features

How to Share Feedback - Three Options

/

»

Use sticky dots and notes Talk to staff at a station Fill out a comment card

to share your thoughts at
each station

Ofa0

For more information, visit

HomerT21CodeUpdate.com 5]
r
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Station #1
Zoning &

Introduction to Zoning &

Relationship to the Comprehensive Plan = “™#"

How does the Comprehensive Plan Relate to Zoning?

Future Land Use Map Zoning Map A Future Land Use Map A Future Land Use Map
Featured in the Comprehensive Plan Maintained by City, updated by the DOES: DOES NOT:

Planning Commission e Anticipate development e Actasaregulatory or
needs. zoning document.
'''''''''''''''''''''''''' | e Identify development e Make changes to existing

ﬁ issues, opportunities, zoning codes.
s S T, constraints. e Apply retroactively.
7 f‘""“\; e Identify
, /

suitable/unsuitable types
of development.

Office

s
Land Use Overlays* ) Pro pose
recommendations for how
an area should develop.
Provides broad, long-range guidance for the Regulates land use at the parcel level, defining e Establish policies and
general types and patterns of development what can be built and how land can be used, and standards to guide

envisioned across the community. the standards they must meet. development.

e Recommend

If there are proposed changes to zoning in the project area, the Future Land Use Map will guide the zoning actions. Boundary improvements to zoning

lines in the Future Land Use Map are approximate. It is not the intent to divide lots or specific uses by these boundary lines. codes.

What is Zoning?

Districts Uses Other standards e

L Key definitions
Where types of uses should Activities or structures
be allowed or excluded. allowed in each district. Zoning code is local
F= =1 I eﬁ aw governing how
[ .ﬁ | | ﬁ | J and within the city
[ [ -— = = Lot dimensions and imits is used and

Residential district Commercial districts setbacks: how close you can de\./el.oped, hO\.N
esidential districts build to the property line buildings are sited,

Residential
and rules such as

r==1 D T = building height or
|l cm ™ | I = | ] / \ sjze.
- —.|. - = = ‘ Homer Zoning Code
Industrial districts Marine districts Commercial Use standards: limited is known as Title 21.
- == = hours of operation,
I disposal of waste, etc.
LR :
| M |

_— = == == Industrial ‘ ' ' ‘

Mixed use districts I I
r r-:- Design standards:

requirements for appearance
Park or architectural features.

Examples of What Zoning Can/Cannot Do...

ZoningCan... ___________Zoning Cannot...

v

:-:-:-: Prescribe the use and development requirements of Require levels of housing affordability or ownership models (e.g.,

property, like buildable area, height, and setbacks condos instead of apartments)
Development

J Restrict development in certain areas; require buffers Permanently preserve habitat; completely remove all uses of a
from natural features; establish stormwater management property without compensation; create new parks or conservation
standards areas

Natural Features
@ Sl il sl spesie types of vses within & disite: Prohibit or require specific businesses or companies, like a Trader

Joe’s or Walgreens.
Land Use
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This poster summarizes proposed changes to Homer’s zoning
districts. Overall, these changes will make the code easier to use.

Districts

A few notes on implementation:

Station #2

District
Changes

Key Definitions

Zoning Districts are geographic areas
where certain uses are allowed,
prohibited, or allowed as a conditional

Individual properties in each district will not require  Allowed uses will generally stay the same
(see poster about uses).

re-zoning: districts will be updated areawide.

use.

District Consolidations / Simplifying Zoning Districts

Combine these CBD TC o o Redlined code
- Central Town Center Why? The two districts have nearly identical s
o two districts Business intents and permitted uses. The design Division Il
District guidal.wc.e in the town center would be Zoning Districts
beneficial to the larger CBD area as well. They begins on
Into this are also under the classification (DMU) in the page 60
. 4 Comprehensive Plan.
district
Downtown
Mixed Use
page 76
e Combine these C ec1 [ cec2 Why? The three districts are very similar
.. General + General in terms of intent, permitted uses, and Light Industrial
three districts Comnlerc'al LemmETeE dimensional standards. The areas Mixed Use
- / N shown on the zoning map for the three page 87
LIMU districts are also similar in character.
— ;ight 1 Into this
Industria . .
vivedue | diStrict
Do not support Strongly support
Level of < 1 2 3 4 5 Questions, comments?
support for Talk. to staff at t.his
these changes? station, and write your

District Renames and New Districts

thoughts on a poster.

Rename
4 GBD A
Gateway
Business
District

-

J

Add NF
Neighborhood
Flex

Why? This proposed renaming better matches
intent and standards.

Why? This recommendation comes from the Comprehensive Plan. The Neighborhood Flex
district would serve as a bridge between RR and UR. Residential uses will depend on service

connectivity. It will focus on medium to high-density residential uses, plus other compatible
uses if environmental constraints allow.

Redlined code
reference:
Commercial
Mixed Use
page 82
Neighborhood
Flex page 65

Do not support Strongly support
4 - - - - R
Level of 1 2 4 5
support for
these changes?

Elimination of Districts

>

Questions, comments?
Talk to staff at this
station, and write your
thoughts on a poster.

o Eliminate
X N

o SGC
Eliminate Scenie:Gateway

Corridor

- Overlay N

Why? The Residential Office (RO) district has similar uses to
Urban Residential (UR) and only applies to a small area. Existing
areas with this classification will be distribute to UR or Medical
depending on existing use.

Why? Prohibited uses in the Scenic Gateway Corridor are
regulated through underlying zoning districts. Development-

related design is already covered by the Community Design
Manual.

Redlined code
reference:
Residential Office
page 71

Scenic Gateway
Corridor page 106

Do not support Strongly support
4 - - - - I
Level of 1 2 4 5
support for
these changes?

Homer Title 21 Update | Community Open House | November 6, 2025

Questions, comments?
Talk to staff at this
station, and write your
thoughts on a poster.



More Housing in More

More

Places

Making Housing Easier to Build in Homer

The City is considering allowing more housing types in each district.

Why? These changes are intended to make it easier to build or expand housing, such as allowing more housing
types in more districts, and units per lot.

From the Comprehensive Plan: “Implement zoning reforms to support sustainable growth and attainable housing
development for young people, families, seniors, and seasonal (October 27" Public Review Draft, Land Use &
Environment and Housing chapters).

The table below shows which districts currently allow specific housing types, and additional districts that would
also allow those housing types.

Visit station
. Italics = district is proposed for consolidation . .
Housing Type : SR Pl Se #2 for
g yp Current Status s.t_kaet_h.Fe.u.g.h_dBtnct is proposed for elimination details Proposed Addltlons

Permitted in:
LIMU
UR TC GB RO il Light
Urban Town Gateway Residential + Neighbor- Industrial
00 0o Residential Center Business Office hood Flex Mixed Use Expand areas where
Conditi i townhouses are
onditionat In: allowed.
Townhouses GC-1
General
Commercial 1
Permitted in:
All
n n UR RR TC GB + Industrial . .
0o Urban. Rural Town Gateway Districts Allow multi-family
Residential Residential Center Business . . .
projects in commercial
Multi-Unit Conditional in: and industrial districts.
Dwelling "
Permitted in: LIMU
ooon » 4 Light
| : Industria
_E- Mixed Use Allow
m Conditional in: apartments/condos
above commercial or
Mixed Use GC-2 office uses.
A General
Bul ld | ngs Commercial 2
Permitted in: UR \F
n/a + Urban Neighbor-
A Residential hood Flex
B o . Allow a wider variety of
COI’ldItIOnal IN. housing OptionS.
Tiny Houses n/a
Permitted in:
OO0 0O 0O n/a
= sis sl Conditionalin: Make it easier to
GC-2 construct housing for
. G [
Worker Housing Comf??eerrcaiaIZ temporary or seasonal
Called “Construction Camps” . . employees.
in current code Allowed Accessory in: LIMU MI
Light Industrial Marine
n/a + Mixed Use Industrial

What questions or comments do you have about these changes? Talk
to staff at this station, and write and post your thoughts on a poster.

How well do these proposed changes address Homer’s housing needs?

These changes don’t go far enough These changes are just right These changes go too far

1 2 3 4 5
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Development Process station #4

Development

In addition to changes to uses and districts, improving zoning code Process
means making approval processes simpler.

Removing CUP Requirements for Common Requests

Why? To reduce the time it takes to get a development approved and gives more predictability for developers. This Key Definitions
also creates more time for the Planning Commission to make progress on other community priorities. With this change,
CUPS will be reserved for uses that require a higher degree of scrutiny due to community impacts. What is a CUP? In current

code, some uses require a
conditional use process
(CUP). A conditional use
Another 18% of CUP requests were for building permit may be granted to

coverage over 30% or building area over 8,000 approve land uses and
18% sf. All were approved.

Context: What can we learn from looking at the past 5 years of Homer’s CUP reviews?

Over 60% of CUP requests were for
more than one principal structure on
a lot. Outof 30, all but one was

approved. Condi p tunically included structures with special design
» : o Conditions of approval typically include : :

.Cond/t/ons of apprgva{ typically 60% screening, outdoor lighting, and or site .reqwrements., |

included outdoor lighting (must be conformance with setbac ks, operating characteristics, or

downlit) and dumpster screening. ' potential adverse effects on

surroundings.

The nearly universal approval of these requests and the similar conditions of approval suggest
that both triggers for CUPs could be eliminated, and special standards for approval could include
outdoor lighting, screening, and setback conformance.

What are the proposed changes?

Currently requires a CUP Proposed Change Rationale

Accounts for majority of past CUP

More than one principle building on a lot Remove requirement for CUP
requests; all but one were approved.

Remove the 8,000 sf building size max, but  Any request to deviate from the

Buildings more than 8000 sf or more any project that exceeds district lot coverage dimensional requirements of the code
than 30% lot coverage requirements will still have to get a variance, should require a variance and not a
requiring a public hearing CUP.

Limited potential for negative impacts

Auto, marine, and RV sales, rental, CUP not required in Commercial Mixed Use  on surrounding properties in these
repair and storage (in some districts) or Light Industrial Mixed Use. areas.

Do you support the proposed changes to the CUP requirements
listed above?

Yes No

O

What questions or comments do
you have about these changes?
Talk to staff at this station and
write and post your thoughts on
a poster.
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Wetlands and Watercourses

Natural Hazards and
Features

Station #5
Natural
Hazards and
Features

What does the current code say? Current code includes Chapter
21.34, Slopes and Coastal Development. This is an overlay district
that regulates development activity and structures in areas affected
by slopes, bluffs, ravines, and the coastal edge. The chapter applies
to:

= [otswith average slopes 15 percent or greater, bluffs, coastal edge and
ravines;

= [ocated within 40 feet of the top or within 15 feet of the toe of a steep
slope, bluff, coastal edge or ravine; and

= Anyother location where the City Engineer determines that adverse
conditions associated with slope stability, erosion or sedimentation are

present.

What are the related requirements in code? Any development
within 20 feet of a wetland or watercourse requires a development
activity plan (DAP). A DAP provides for the control of stormwater
discharges, total suspended solids, and other pollutants carried in

runoff. It does not prohibit development.

Key Definitions

“Watercourse” means any natural or

artificial stream, river, creek, ditch,
channel, canal, conduit, culvert,
drain, waterway, gully, ravine or

wash, in and including any adjacent
area that is subject to inundation
from overflow or floodwater.

“Wetland” means an area of land that is

inundated or saturated by surface or

groundwater at a frequency and duration

sufficient to support, and that under
normal circumstances do support, a
prevalence of vegetation typically
adapted for life in saturated soil
conditions. Wetlands generally include

swamps, marshes, bogs, and similar
areas.

What are some challenges to adding additional regulation to
wetlands and watercourses? The City lacks accurate data to guide
wetland and watercourse management. The basis for all wetland
regulations via zoning requires a clear wetland boundary. Without
that data or a clear way to create it, staff would have no way to

evaluate a development proposal / land use application.

Questions, comments?
Talk to staff at this
station, and write your
thoughts on a poster.

How does Homer regulate slope in the current code? How does this compare to other communities?

Community

How is Slope Defined in Code?

Slope %

Max. Allowed Area of
Development

Setbacks

Other Restrictions

City of Homer

Steep slope change in topography of at least
15 feet and an average slope of not less than
45%

25% of total lot area
10% of total lot area

A building must stay back from
the top of ravine, steep slope
of bluff by either 40 ft or the
minimum of 1/3 of height of
slope or 15 feet in height; A
structure must be at least 15 ft
away from the toe of a bluff

A building must stay back from the top
of ravine, steep slope of bluff by either
40 ft or the minimum of 1/3 of height
of slope or 15 ft in height; A structure
must be at least 15 ft away from the
toe of a bluff.

Site plan requirements for
slope development.

city with steep
slopes (pop. 8k)

Cordova, AK |Areas with slopes 70% or greater Upland habitats shall be
Alaska coastal city managed to retain natural
with steep slopes 70% or greater N/A N/A drainage and vegetation cover
(pop. 2.4k) on steep slopes, shorelines,
and stream banks.
Haines, AK |Hazardous: Includes areas with slopes Open space is an area within a
Alaska coastal city|greater than 30%; Avalanche: greater than proposed development site
with steep slopes [50% excluding impervious surfaces-
(pop. 1.8k) N/A /A N/A -at least 1/2 of all open space
areas must have a slope of less
than 20%.
Ketchikan, AK |Slopes greater than 50% (follows Yes, guided by table describing Section J108.3 of Ch. 19.04:
Alaska coastal |International Building Code) different circumstances. Protections for properties at
Greater than 50% N/A

toe of slope; Section J108.4:
Retaining Walls.

less

Port Townsend, |Critical Slope means any areas with slopes of Less than 15% 30% of total area Applicable setback may be reduced by |Site mitigation plan required if
WA mountainous |40% or steeper that exceed vertical height of 20%; minimum lot size may be critical slopes identified on
15t0 30% 25% of total lot area . :
coastaltown |10 feet. ‘eater than 30% 20% of total lot area reduced by up to 25% and includes lot |site.
(pop. 10.6k) & ’ ’ line adjustment/plat/full subdivision.
Westport, WA |inclination of 40% or more within a vertical VAT 16 SV FLG = All facilities shall be at least 50 ft from |Westport Shoreline Master
Small coastal |elevation change of at least 10 feet 559 or less: R4 = 60% or less: |21 steep (greater than 15%) slope. Program policies include
fishing town (pop. 40% or above ’ ’ setting back residential
g pop _ g
R-2, SR-R and RMD =40% or
2.4k) development and uses from

steep slopes.

Minnetonka, MN
Has steep
slope/bluff
regulations (pop.
53.7k)

slope that: (1) rises at least 20 ft between toe
and top of slope; (2) has average grade of
20% as measured between toe and top of
slope; and (3) has been field verified and
located by city staff.

average 20%

N/A

When grade of bluff is 30% or more
setback = 30 ft

Bluff Impact Zone: 18% or greater + 20
ft buffer.

Restricted land uses at/below
Ordinary High Water Level and
within Shore and Bluff Impact
Zones; development
restrictions.
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Questions,

comments? Talk to staff

at this station, and write your
thoughts on a poster.
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