
Phase 2: Title 21 Update
Community Open House

November 6, 2025
Facilitated by Project Team Members: Shelly Wade, Agnew::Beck Consulting & Erin Perdu, Stantec 



Welcome and Introductions



Land Acknowledgement and Introductions
• We respectfully acknowledge that Homer’s lands and waters have been 

stewarded since time immemorial by the Indigenous peoples of this region: 
Dena’ina, Sugpiaq, Yup’ik, and Kachemak peoples.

• Homer’s heritage also reflects the contributions of Alaska Native families, 
early homesteaders, fishermen, artists, and generations of residents who 
have shaped the community into what it is today.

• The consultant team lives, works, and traveled from the lands of:         

• ANCHORAGE (Shelly Wade, Agnew::Beck): Dena’ina People

• MINNEAPOLIS, MN (Erin Perdu, Stantec): Wahpekhute 
People



Plan for Tonight
5:30 – 
6:00pm 

Doors Open, Snacks, Check 
Out Topic Stations!

6:00 – 
6:30pm 

Project Presentation
• Welcome
• Purpose and Context
• Overview of Stations and 

Instructions for This 
Evening

6:30 – 
8:00pm 

Information & Discussions at 
Five Topic Stations



Open House Purpose
1. Share an overview of the Title 21 Update 

project, process, and goals.

2. Share emerging recommendations for 
changes to Homer’s code that can help 
achieve the project goals of a simpler, easier 
to use zoning code. 

3. Invite feedback from the public on the 
emerging recommendations to inform the 
next phase of code drafting, ahead of the 
public review draft release.



Context



Project Schedule & Progress to Date

Ongoing: Monthly updates and/or work sessions with the Planning Commission and City Council

Jan – May 2025

Compile inputs, review 
existing code, identify 

updates; gather 
feedback 

Jun – Sep 2025

Draft early version of 
revised code, staff and 

legal review

July – Nov 2025

Draft preliminary 
revisions to Title 21 

(“redlined” version); 
gather input from 

public on potential 
changes

Nov 2025 – Spring 
2026

Planning Commission 
work sessions, public 

review draft (after 
holidays), incorporate 

revisions; code 
adoption

We are 
here

Phase 1: Comprehensive Plan Update

Jan – Dec 2024

Launch project, public 
feedback, data 

analysis; growth 
scenarios activity

Jan – May 2025

Draft plan and release 
Public Review Draft; 
review feedback and 

identify revisions

Jun –  Nov 2025

Prepare Public 
Hearing Draft and go 
through City adoption 

process

Nov – Dec 2025

Send to Borough 
Assembly for review 

and adoption

Phase 2: Title 21 Update
The Title 21 
Update builds 
from the 
Comprehensive 
Plan Update



What is a Comprehensive Plan? 
• The Comprehensive Plan provides:

– A basis for regulatory action. Forms the groundwork 
for a statutory basis upon which zoning and land use 
decisions are made.

– A long-term guide. Assists in the evaluation of public 
and private proposals that affect the community’s 
physical, social, economic, and environmental 
characteristics.

– A tool for decision-making. The Plan guides the 
Planning Commission and City Council in deliberations 
on zoning, subdivisions, capital improvements, and 
other matters relating to land use and development. 

Phase 2

Title 21 Update

Phase 1

Comprehensive Plan



What is Zoning?
Zoning code is local law governing how land is used 
or developed, where and how buildings are sited, 
and other rules related to how a property 
functions. The “teeth” of development regulation.

Homer Zoning Code is 
known as Title 21. Phase 2

Title 21 Update

Phase 1

Comprehensive Plan



Title 21 Update: Code Revision Goals

Streamline 
development 

processes 
and increase 
predictability

Increase code 
clarity and 
flexibility

Better align 
the code with 

community 
plans

Consider 
natural 

hazards and 
preserve 
natural 

features

Simplify, 
reorganize, 

and add 
visuals to 
make the 

code more 
user friendly



How does the Comprehensive Plan Relate to Zoning?
Future Land Use Map Zoning Map

Provides broad, long-range guidance for the 
general types and patterns of development 

envisioned across the community.

Regulates (it’s law!) land use at the parcel level; 
defines what can be built and how land can be 

used.



Stakeholder Engagement To Date
• Regular Meeting: Schedule, Roles, Examples, and Priority Areas for Code Update (March 2025)
• Work Session: Code Audit Review and PC/Staff Decisions (April 2025)
• Regular Meeting: Brief Stakeholder Engagement Update (May 2025)
• Work Session: Emerging Stakeholder Engagement Themes and Land Uses Discussion (May 2025)
• Regular Meeting: Conditional Use Permits, Land Uses, Housing Types, Zoning Districts (June 2025)
• Regular Meeting: Use Standards, Sign Code, Administrative Flexibility (July 2025)
• Review Redlined Code and Key Changes (October, November 2025)

Planning Commission Meetings

• City staff listening session (February 2025) 
• Port and Harbor Advisory Commission (August 2025) 
• Monthly progress reports submitted to City Council (included in City Manager packet)

Staff and City Commission/Advisory Board Conversations

• Dialogue with Builders and developers (April 2025)
• Dialogue with Realtors (April 2025)
• Dialogue with Business Owners (April 2025)
• Interviews with City Council members (April 2025)
• Dialogue with representatives from Guiding Growth & Mobilizing for Action through Planning and Partnerships (June 2025)
• Interviews to fill in gaps/missing perspectives from those who work most closely with the zoning code (July 2025)

Stakeholder Dialogues, Interviews



Overview of Stations and Instructions 
for Today



Overview of Stations
Stop by each station to learn more, chat with our team, and provide 
input:

#1
Introduction to Zoning & its 

Relationship to the 
Comprehensive Plan

#2
Consolidating &/or Creating 

New Zoning Districts

#5
Addressing Natural Hazards & 
Preserving Natural Features

#4
Simplifying the Development 

Process

#3
Facilitating More Housing in 

More Places

Located in 
the Commons

Located in the 
Main Room



What to Expect: Station 1
#1

Introduction to 
Zoning & the 

Comprehensive 
Plan #2

Zoning Districts

#5
Natural Hazards & 
Natural Features

#4
Development 

Process

#3
More Housing in 

More Places



What to Expect: Station 2
#1

Introduction to 
Zoning & the 

Comprehensive 
Plan #2

Zoning Districts

#5
Natural Hazards & 
Natural Features

#4
Development 

Process

#3
More Housing in 

More Places

Most stations have 
opportunities to share 

your feedback – look for 
the yellow pencil



What to Expect: Station 3
#1

Introduction to 
Zoning & the 

Comprehensive 
Plan #2

Zoning Districts

#5
Natural Hazards & 
Natural Features

#4
Development 

Process

#3
More Housing in 

More Places



What to Expect: Station 4
#1

Introduction to 
Zoning & the 

Comprehensive 
Plan #2

Zoning Districts

#5
Natural Hazards & 
Natural Features

#4
Development 

Process

#3
More Housing in 

More Places



What to Expect: Station 5
#1

Introduction to 
Zoning & the 

Comprehensive 
Plan #2

Zoning Districts

#5
Natural Hazards 

& Natural 
Features

#4
Development 

Process

#3
More Housing in 

More Places

At this station, you can also 
talk with staff to learn more 

about current permitting 
processes and regulations



Instructions
Visit each station in the room, answer questions as you go. 

Use dot stickers to answer 
questions on posters:

Use sticky notes to write your 
comments on each topic:

Level of Support for This Change?

1                2             3            4              5
Do not support                    Strong support

Have other comments, questions – use a comment form.



Wrap Up



Thank you! Questions, Comments?
Ryan Foster
City of Homer City Planner
Phone: (907) 299-8529
Email: rfoster@ci.homer.ak.us  

Shelly Wade
Agnew::Beck Consultant Project Manager
Cell: (907) 242-5326 (call or text)
Email: shelly@agnewbeck.com  
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Project Website:
Homert21CodeUpdate.com

mailto:rfoster@ci.homer.ak.us
mailto:shelly@agnewbeck.com
https://homert21codeupdate.com/
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