Bl CHAPTER 4 LAND USE

Vision Statement: Guide the amount and location of Homer’s growth
to increase the supply and diversity of housing, protect important
environmental resources and community character, reduce sprawl by
encouraging infill, make efficient use of infrastructure, support a
healthy local economy, and help reduce global impacts including
limiting greenhouse gas emissions.

Overview

This chapter presents background information and policies to guide development in Homer. The
first goal presents the overall goal of the land use policies. The other goals are more specific to

various aspects of land use issues.

Summary of Goals

GOAL I: Guide Homer’s growth with a focus on increasing the supply and diversity of
housing, protect community character, encouraging infill, and helping minimize
global impacts of public facilities including limiting greenhouse gas emissions.

GOAL 2: Maintain the quality of Homer’s natural environment and scenic beauty.

GOAL 3: Encourage high-quality buildings and site development that complement Homer'’s
beautiful natural setting.

GOAL 4: Support the development of a variety of well-defined commercial/business districts
for a range of commercial purposes.

GOAL 5: Maintain high-quality residential neighborhoods; promote housing choice by
supporting a variety of dwelling options.

GOAL 6: Develop a clear and open public process for future changes to City of Homer
boundaries. Explore a planned, phased possible expansion and initiate and establish
regional planning processes with the Kenai Peninsula Borough.
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Context: Land Use in Homer & Surrounding Areas

Land Use in Homer

Land use in Homer today closely corresponds to the area’s unique geographical features, history of
homesteading, its road system, access to Kachemak Bay, and the vicinity to water. Two very distinct
areas with very different land use characteristics developed in the last century, one on the mainland
and the other on the Homer Spit. The portion of the City on the “mainland” has a ring-like land use
pattern. It has a relatively concentrated, mixed use core or central business district. Transitional land
uses surround the core consisting of institutional and public facilities, commercial uses, residential
office, and denser, mote urban residential. Farther from the central business district, larger lot/low
density rural residential land uses prevail. Variations from this general pattern occur, for instance,
along the Sterling Highway where roadside commercial activities ate prevalent and in some instances
compete with concentrated downtown activities. Additionally, the area surrounding the airport,
southeast of downtown, holds most of the town’s mixed industrial activities.

The Homer Spit contains its own assortment of industrial, commercial and recreational uses. The
Spit’s functions and land uses fluctuate with the season; during the summer months commercial
activities inctrease in response to the arrival of summer visitors and tourism. Issues on the Spit ate
sufficiently distinct and complex as addressed separately in the Spit Comprehensive Plan.

Homer’s land use pattern is generally
supported by the City’s current zoning
designations, but an eclectic mix of land uses is
still found in various zoning districts. See zhe
Zoning Map, Appendix D-10. This mixing of
uses is part of the unique character of Homer
and not without benefits. The current land use
zones largely fulfill their intended functions,
but in some cases do not mesh with the
realities of existing or desired future use
patterns. Growth in Homer will require a new
set of standards to guide the form and location
of future land use and development. For
instance, the land downtown and extending
west along the Sterling Highway is zoned central business district and gateway business district
respectively. New policies are needed in the central business district to better allow for higher
density and greater mixing of retail shopping, professional services, entertainment facilities and
restaurants, and residential uses. The policies controlling development in the recently established
gateway business district will likely need ongoing refinement to promote business with an emphasis
on the visitor industry and at the same time ensure an attractive and notable entry point to Homer
and Kachemak Bay.

Homer’s public water and sewer infrastructure plays a large role in shaping land use patterns in the
city. See the Water & Sewer Map, Appendix D-11. To make the investment in public water and sewer
infrastructure efficient and fair, decisions on infrastructure need to be coordinated with land use
policy. For example, thete are some areas within the rural residential zoning that have gained water
and sewer setvice, providing landowners the opportunity to subdivide their lots and develop at a
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higher density than the existing land use classification promotes. This situation calls for a solution
and is addressed in this plan.

Homer’s pattern of development is also greatly influenced by envitonmental constraints. Steep
slopes, bluff and shoreline erosion, and wetland areas make development of many patcels costly,
difficult, or even unfeasible. While such areas may be unfeasible for individual development, they
can have great value for the community as a whole. Drainage ways, beach areas, or steep or erodible
slopes can form an integrated open space netwotk (“gteen infrastructute”) which suppotts the areas
that may be developed more intensively. Environmental constraints and opportunities have an
important role in guiding the character and location of new growth.

Land Use and Growth in Homer and the Surrounding Area

The city of Homer is growing and it is likely to continue to grow. See Background Chapter 2 and
Appendix A. As stated previously in this plan, future growth will be driven by factors including
changes in the overall economy of Alaska, the future of the fishing industry, the pace of growth in
the visitor industry and — probably the most difficult to forecast — the growth of Homer as a quality-
of-life community for retirees, baby boomers and other “footloose” prospective residents. If Homer
temains a “hot” residential destination, then it can grow, in some ways, mote or less independently
of changes in the conventional economic base.

While increasing visitation has had a great impact on the economic growth of Homer, the most
significant change in Homer’s real estate landscape has been the recent, rapidly growing demand for
middle- to high-end residential development. This has led to substantial increases in land prices and
the construction of many new homes, particularly in the area just outside of the city’s perimeter,
extending out East End Road and on the bench above town. This growth is an important
consideration in the development of Homer’s Comptrehensive Plan. Residents of these
developments use many of the same public and commercial setvices as Homer residents including
police, fire, water supply, shops, restaurants, visitor and medical facilities, and public institutions like
the library. Planning for services requires consideration of this growing residential demand.
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Goals & Objectives for Land Use

GOAL |I: Guide Homer’s growth with a focus on increasing the supply and diversity of
housing, protect community character, encouraging infill, and helping minimize global impacts of
public facilities including limiting greenhouse gas emissions.

Objective A: Continue to accommodate and support commercial, residential and other land
uses, consistent with the policies of this plan.

The specific steps to achieve this objective include expanding infrastructure and modifying the City’s
existing zoning policies to provide expanded opportunities for residential and commercial
development. The process will include an update of the current zoning map as well as an
enhancement of existing planning tools such as planned unit developments to best meet the
demands of specific development projects. Growth will need to be guided to meet Homer’s
concerns about protecting community character and the quality of the environment.

Implementation Strategies

The Land Use Recommendations Map presented under Objective B below shows the general
locations identified to meet Homer’s housing needs. These areas include:

1. Downtown area — support increased residential uses, including attached, higher density
housing, either as stand alone projects or as part of mixed use development. See Goal/ 4,
Objective A.

2. “Inner-city” locations — encourage increased tesidential uses in mixed use designations
including office residential, KBC “college” district, gateway mixed use district and east side
commercial districts; also encourage residential as a secondary use in the GC1 district.

3. Transitional residential areas — establish a new R-2 residential district to support moderate
density residential development in areas previously designated rural residential. See Goal 5.

4. Commercial districts — encourage residential uses, while recognizing the primacy of
commercial and/or industrial uses.

Objective B: Promote a pattern of growth characterized by a concentrated mixed use center,
and a surrounding ring of moderate-to-high density residential and mixed use areas with lower
densities in outlying areas.

Many of the community’s most important goals are tied to the amount and location of growth.
These goals include providing affordable housing, protecting environmental quality, creating a
walkable community, and efficiently providing public services and facilities. The broad strategy
behind this objective is to encourage concentrated residential and business growth in the central area
of the city, with densities decreasing in outlying areas. The existing pattern of development in the
city and current zoning generally follow this pattern. The alternative to this pattern — to allow this
same quantity of growth to spread over a much wider area — works against all these goals.

While concentrating land uses brings many benefits, residents clearly want to maintain a sense of
open space and prvacy that is often associated with lower density development, patticularly in
residential areas. As a result, this objective of concentrated growth must be accompanied by a set of
standards that ensure housing and commercial areas are well designed. The remainder of this section
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presents more details on the location of new development; following sections addtess the character
of new development.

The key element of this section is the generalized Land Use Recommendations Map. See page 4-7 —
Comprehensive Plan Land Use Recommendations Map. This is not a zoning map, but a general map of
proposed future land uses in Homer. Before these recommendations have the force of law, a
sepatate, subsequent process must occur to amend the City’s current zoning code. The components
of the map are as follows (Appendix B gives a more complete description of these categoties):

Residential Use Districts

R1 Urban Residential — With higher housing densities in the city core

R2 Transitional Residential — Development at a density between rural and urban, in
areas where water and sewer setvice exists today ot is likely in the near term future

R3 Rural Residential — Lower density residential and limited agricultural pursuits

Commercial and Mixed Use Districts

DT Mixed Use — Concentrated downtown core with a variety of uses and a
pedestrian focus

CBD Central Business District — Adjoining downtown core; mixed use with a mix
auto- and pedestrian-oriented development

GC-1 General Commertcial 1 — Other retail and commercial areas with mixed uses,
but primarily “drive-to” development

GC-1/Residential — allow residential uses, encourage water dependant uses along
Beluga Lake, and encourage small commercial enterprises on Lakeshore Drive.
Maintain the neighborhood character of mixed commetcial and residential use, retain
mature healthy evergreen trees when practical and plant trees in landscaped ateas.

RO Residential Office — Allow for a range of residential and residential compatible

uses. Buildings and sites must have a scale and character similar to single family
detached or small multifamily homes.

G-MU Gateway Mixed Use — Visitor-oriented businesses, developed in a manner
that provides an attractive gateway to Homer

E-MU East End Mixed Use — A wide variety of commercial and industtial uses with
access to the marina and airport

GC-2 General Commercial 2 — Commercial and industrial district

NC Neighborthood Commetcial East End Road — limited numbers of small scale,
local serving commercial areas, designed to meet the convenience commercial service
needs of neighborhood residents. The objectives behind this recommendations
category might also be met through the Planned Unit Development process or an
overlay zone allowing more commercial and retail uses than the underlying
Residential Office District.

Other Use Districts

CO Conservation — Environmentally sensitive public and private lands with
particularly high value for water quality, fish and wildlife, and other open space uses
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MC Matine Commertcial

MI Marine Industtial

OSR Open Space-Recreational Lands

BCWP Bridge Creek Watershed Protection District
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Objective C: Develop clear and well-defined land use regulations and update the zoning map
in support of the desired pattern of growth.

The Comprehensive Plan Land Use Recommendations Map establishes the location and intent of
proposed land use districts, but does not address the standards needed to guide development.

Implementation Strategies
Changes to existing regulations will be required to implement the goals of this chapter, listed below:

1. Revise the City’s existing zoning code, to reflect the general land use designations presented
in Objective B and Appendix B.

2. Encourage alternative methods for preserving natural areas by creating improved cluster
housing/open space/Planned Unit Development zoning standards and subdivision
ordinance.

3. Develop standards and policies such as buffers and transitional densities to ensure high-
quality higher density residential and/or mixed use development, particulatly whete this
adjoins existing lower density residential areas. Create regulations that promote mixed use
and high quality, attractive medium- to high-density development.

4. Develop standards and policies for new mixed-use districts, including the recently
established Gateway Business district. Use “form-based” zoning strategies, encouraging a
modest scale of development while allowing for a wide range of uses. Tailor current
residential office and central business disttict zoning to accommodate more mixed use,
medium- to high-density housing; for example, by allowing for more shared parking.

5. Develop consistent design standards for new development to complement the character of
the land use. Include architectural and site development standatds and standards for
associated infrastructure (particulatly roads and trails).

6. Re-evaluate height standards in commercial and mixed use districts to determine whether
buildings over three stories should be permitted. Height standards must meet fire safety and
insurance standards.

7. Develop and apply in all districts new standards addressing environmental issues including
management of storm water, slope standards, and on-site septic systems.

8. Develop specific plans and development standards to respond to the issues and
opportunities that exist on the Homer Spit. Resolving those issues is cleatly important but
beyond the scope of this current planning effort. In the intetim, the policies for the Spit in
the 1999 plan will apply. See Appendix C.

Objective D: Develop policy that supports infrastructure development that is consistent with
the intended land use pattern and provides incentives to encourage development in these areas.

Chapter 6, Public Services and Facilities, presents policies for watet, sewet, roads and other
infrastructure. That chapter outlines how infrastructure development should tespond to the broad
goals established in this plan, for quality of life, the environment and economy, and the land use
policies of this chapter.
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Implementation Strategies

General strategies for infrastructure development include:

1.

Plan the expansion of community infrastructure to serve areas identified for growth, in
particular to expand water and sewer into urban and transitional residential and mixed use
zones.

Encourage development of infrastructure in areas targeted for development by establishing
incentives for public/ptivate partnerships. Examples include tax deferment, tax credits and
infrastructure local improvement districts (LIDs).

In general, adhere to Policy 3.1 of the 1989 Comprehensive Plan, which states: “the City
shall provide water and sewer utilities to residents within the City before extending setvices
to non-City residents.”

This policy was established to encourage infill development of residential areas. Continued
strong support of infill development in all land use districts benefits the city and allows
orderly and planned growth with access to setvices.

Objective E: Consider the regional and global impacts of development in Homer.

Homer is a community that understands and appreciates its place in the context of the larger, global
environment. As shown by its robust environmental nonprofit community and the work of the
City’s Global Warming Task Force, Homer residents look beyond their boundaries and have
expressed the importance of acting locally as a way of addressing global issues.

Below are some general approaches to meeting the goals of reducing Homer’s impact on global
warming, based on work by Homer’s Global Warming Task Force.

Implementation Strategies

4-10

1. Pursue environmentally sound development practices and measure success for every
public facility project in Homer either by locally established benchmarks or by LEED
certification.

2. Encourage a concentrated development pattern to reduce the need for vehicle trips and
encourage non-motorized transportation. See more in the Transportation Section.

3. Support planning and zoning regulations that promote land use strategies that include
compact, mixed—use development, higher density development, and infill.

4. Adopt building codes and incentives to increase energy efficiency in all new residential
and commercial development.

5. Provide assistance to developers and builders in evaluating plans to increase energy
efficiency, encourage LEED project certification and promote non-mototized
transportation.

6. Consider adopting LEED standards for neighborhood development and building
remodeling, and incorporate in the permit process.
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GOAL 2: Maintain the quality of Homer’s natural environment and scenic beauty.

Homer’s natural setting provides many benefits but also creates significant constraints. The
characteristics of the physical setting need to be respected in guiding the location, amount, and
density of development.

This plan takes two general approaches to guide development in telation to environmental
conditions. One is to “overlay” information regarding envitronmental constraints and opportunities
onto the Land Use Recommendations Map. This means, for example, that some portions of an area
identified for development would be limited by the site-specific presence of steep slopes, wetland
areas, drainage channels, etc. The second broad strategy is to recommend that appropriate standards
be adopted so that where development does occur it is designed to respect envitonmental functions
and characteristics. Examples in this category include site development polices for drainage,
vegetation, and grading.

A need exists for the community to take setiously the issue of shoreline stabilization and the
implications of allowing ongoing shoreline development. A process should be launched to examine
the issue and put proposed solutions before the citizens.

Objective A: Complete and maintain a detailed ‘“green infrastructure” map for the
City of Homer and environs that presents an integrated functional system of
environmental features on lands in both public and private ownership.

Protecting the environment can be a way to
achieve goals like reducing infrastructure costs
and providing “environmental services” like

Green Infrastructure Defined

drainage ways, patks, and trails. For example,
protecting the integrity of a stream channel can
help provide cost-effective drainage solutions
and also provide a trail corridor. The challenge
in carrying out these types of actions is that
most land in Homer is already split into many
individual private parcels. This objective
provides the first step in solving this challenge
by creating a complete base of knowledge
regarding environmental features on land
regardless of ownership. Specific steps to
establish a system of green infrastructure can be
found in Appendix D.

Implementation Strategies

Green infrastructure is defined as an interconnected network of
natural areas and other open spaces that conserves natural
ecosystem values and functions, sustains clean air and water,
and provides a wide array of benefits to people and wildlife. In
contrast to traditional approaches to open space conservation,
green infrastructure is integrated with and linked to
development. Green infrastructure is a way of

conserving natural areas that function as city infrastructure.
Definition and other information based on Green
Infrastructure: Linking Landscapes & Communities.

Mark A. Benedict, Ph.D., Edward T. McMahon, ].D.
Island Press, 2006

1. Consider adopting incentives to encourage use of the Green Infrastructure Map developed by the

Homer Soil and Water Conservation District.

Homer Comprehensive Plan
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Objective B: Establish development standards and require development practices that protect
environmental functions.

Once a project has been identified for development, green infrastructure concepts can be used to
consider what special conditions, if any, need to be incorporated into the project’s layout and
development. Guidelines for development such as setbacks from waterbodies or limits on
development of steep slopes are covered through the City’s zoning code. Homer’s existing codes
include many good environmental standards. Some specific strategies for accomplishing this
objective through the revision of City code include:

Implementation Strategies

1. Develop standards and guidelines to reduce bluff erosion and shoreline erosion, such as
managing surface water runoff on coastal bluffs and implementing any other applicable
best management practices.

2. Develop standards for coastal bluff stabilization projects and building setbacks from
coastal bluffs.

3. Create standards for setbacks on streams and wetlands.
Develop standards for trails (e.g., widths, surfaces, intended use).

5. Create standards for development on steep slopes, in wetland areas, and on other
sensitive sites, including standards for grading and drainage, vegetation clearing, building
setbacks, and building footprints. Include flexibility in road dimensions to avoid
excessive grading.

6. Create an option for a specialized review processes for hillsides and other sensitive
settings (e.g., allowance for development on steeper slopes subject to submission of
more extensive site analysis and engineering reports).

Appendix D includes examples of how decisions about site cleating, grading, and impervious
surfaces can create very different types of development. Homer is encouraged to institute practices
that bring about Objective B.

Objective C: Use green infrastructure concepts in the review and approval of development
projects.

Maps of important environmental features, processes, and key open space areas are valuable to the
extent this information shapes decisions about development. In particular, this information is critical
to protect features that cross boundaries of multiple parcels; e.g., streams and trails. This action not
only protects open space values, but increases value of open space for developers.' Specific policies
for using this information to shape development include:

! Patk City Utah is an example of a community that has developed an extensive public trail system, almost entitely on
prvate land, by following this approach. Developers in the Patk City area have come to recognize that trais are an
amenity that buyers seek out, that add value to their projects, and that can be provided at relatively little cost. The
coordinated actions of many individual developers have resulted in an integrated communitywide trail system.
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Implementation Strategies

1. Require developers to include details about environmental features and processes, along
with plans for open space, when submitting subdivisions ot othet developments for
approval.

2. Require developers to demonstrate how features that cross multiple patcels will be
protected in individual projects. Use this process to create links between open space
areas and integrate new development into the network of open space.

3. When a Green Infrastructure Map is adopted, use it in the treview process.

Comparative examples of different approaches to presetving green infrastructure in land subdivision
and development can be found in appendix D.

Objective D: Provide extra protection for areas with highest environmental value or
development constraints.

Ideally, adopting more effective development standards will result in the preservation and protection
of lands with high environmental value. However, thete may be some areas identified that cannot
easily be protected through standard means and are so important they should be presetved forever.
References such as wetland, steep slope, and green infrastructute maps can help identify and
prioritize these lands. Examples of environmentally important areas might include a particular beach
access corridor or a particular section of a lake or stream. Thete are many creative means by which
Homer can do this if determined necessary, such as:

Implementation Strategies

1. Work with land trusts and/or public agencies to acquire land for protection and
recreational use. Build on example set by Kachemak Heritage Land Trust.

2. Consider land trades or variations on the transfer of development tights.

Objective E: Collaborate with jurisdictions outside the City of Homer, as well as state and
federal agencies, to ensure that environmental quality is maintained.

Homer’s environment is affected by actions outside of its borders. Wildlife cotridots and drainage
systems do not conform to borough and municipal boundaries. In this regatd, Homer should work
with surrounding jurisdictions, notably the Kenai Peninsula Borough to:

Implementation Strategies

1. Identify environmentally sensitive sites and natural systems of regional importance and
work towards collaborative management of these areas. Options include implementing
Special Use Districts to develop and pay for needed infrastructure and addressing
drainage and trail issues on a regional or watershed approach.

2. Encourage establishment of environmentally responsible development practices by the
KPB on land surrounding Homer. Work with the Borough to develop a common
approach to subdivision requirements, road standards, and Road Service Area
regulations.
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GOAL 3: Encourage high quality buildings and site design that complements Homer’s beautiful
natural setting.

New growth and development in Homer is inevitable. The community has made cleat its intent to
guide the character of the built environment so this growth improves the quality of the life. The
Town Center Development Plan established standards for the development of the city core and sets
a good standard for policies that can be followed to achieve higher design quality. An integrated but
balanced regulatory and enforcement process is needed for the entire city, to raise the bar for future
development standards.

Objective A: Create a clear, coordinated regulatory framework that guides development.

Clear, predictable, consistent rules and regulations are key to achieving standard, quality design.
These rules and regulations have to fit the context of the marketplace and be accepted by the
development community. Overregulation is a disincentive, while under-regulation will achieve less
than desired results. Specific policies addressing this topic include:

Implementation Strategies

1. Synthesize existing rules and regulations for both public and private development in a
comprehensive design manual. For instance, it is important that the Master Roads and
Streets Plan is supplemented by the Community Design Manual, Transportation Plan,
and a Streetscape Design Manual to balance functionality and aesthetics.

2. Provide a clear and predictable approval process for every development including
organizing project review and permitting and providing approptiate staff review.

Objective B: Encourage high quality site design and buildings.

Good site design, appealing architecture, and quality construction practices contribute to the
creation of high quality buildings. Attractive, well constructed buildings are a long term asset to the
community. Design can be thought of in two categories: form, meaning what the building looks like;
and function, meaning the construction methods and layout of the building.

Implementation Strategies

1. Adopt building codes and create an inspection program.

2. Set standards that regulate the form of development to encourage attractive, diverse
housing styles. Specific design objectives are presented under Goal 5, page 4-17.

3. Develop specific policies regarding site development including standards for
landscaping, grading, lighting, view protection, etc., in coordination with curtent
national efforts that promote better site development (LEED certification standards,
Sustainable Sites Initiative, Low Impact Development, etc.).

Ensure that all utility setvice to new developments shall be underground.

5. Ensure that any redevelopment which moves overhead utilities requires moving those

utilities underground.
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6. Coordinate with state agencies, notably the State of Alaska DOT/PF and the Kenai
Peninsula Borough, to encourage compliance with Homer’s community design
standards when developing their projects outside city limits within “greater Homer.”

Objective C: Work with the KPB to determine the costs and benefits of shifting some or all
platting authority to the City of Homer.

The City of Homer has worked in partnership with the Botough on land use issues in the past and
will continue to do so in the future. However, as Homer continues to grow, the community may
need to assume some of the responsibilities that currently rest with the Botough. Most important is
for Homer to become responsible for reviewing and approving subdivision plats within city
boundaries. Local control over platting is critical to achieving many of the goals in this plan, because
it allows the community to better integrate land use objectives with a range of othet issues, including
goals for transportation, economic development, and public services and facilities. Acquiring platting
powers will likely require the city to hire additional technical staff.

Implementation Strategies

1. Create a new City subdivision code.

2. Work with KPB to identify ways to strengthen the city’s position in the subdivision process,
and that are affordable to the city.

GOAL 4: Support development of a variety of well-defined commercial/business districts for a
range of commercial purposes.

Objective A: Encourage a concentrated, pedestrian oriented, attractive business/commerce
district in the Central Business District (CBD) following the guidelines found in the Town
Center Development Plan.

Creating a vital, successful central business district — the cleat commetcial and civic center of Homer
— won’t happen by accident. A number of strategies are required to reach this objective, as outlined
below. These actions are all designed to carry forward in the spirit of the previously approved
Homer Town Center Development Plan and Community Design Manual. Those documents provide
additional details that need to be considered to gain a full understanding of CBD objectives.

Implementation Strategies

1. Provide incentives for private investment in the CBD. Incentives can include public
investments in improved infrastructure (e.g., roads, trails, parking) and in public facilities
(e.g., the recently built library and town square). Particular priorities include improved
public parking and construction of a new east-west road through the center of the CBD
roughly parallel to the Stetling Highway and Pioneer Avenue.

2. Change the approach to parking in the CBD to allow most patking needs to be met
offsite (on-street and shared lots), which in turn allows the clustering of buildings
required for a pedestrian friendly environment. Develop on-street and public parking
areas to meet parking needs. See Transportation Chapter.

3. Revise land use policies to encourage and permit the types of uses, sites and buildings
needed for a successful town center. Changes include establishing maximum building
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setbacks (“build to” lines), increased maximum building heights, standards for the
relationship of buildings to the street, and rules encouraging mixed use, including office
or residential uses such as apartments above retail.

4. Create an ovetlay zone for the “Old
Town” section of the CBD, establishing
general standards for building design and
construction. Aim for future buildings to
continue in the style of the older buildings
in the area as well as the several more
recently constructed buildings that follow |§
these traditions. |

5. Use public/ptivate partnetrships, Business Improvement Districts, or Tax Increment
Financing to improve streetscapes, including better sidewalks, landscaping, and building
facades. Develop an attractive, business friendly commercial streetscape for Pioneer
Avenue and ensure the Town Square/City Hall project is designed to benefit Pioneer
Avenue and Old Town businesses.

6. Locate high quality mixed-use, high density and affordable housing in the central
business district to diversify housing stock and create demand for downtown setvices.

7. Improve trail connections to and within the CBD. Provide a system of trails and
sidewalks linking residential areas, commercial and civic uses, attractions such as the
Pratt Museum and the Islands and Ocean Visitors Center, and the new town square.

8. Concentrate commerctal uses in the downtown. See following section.

b

See also Appendix E for a summary of principles for success in small downtowns.

Objective B: Discourage strip development along the Sterling Highway and major
collectors/thoroughfares -

Strip development occurs along busy major roads with
easy access to businesses. Strip development is an
unplanned consequence of building transportation
infrastructure, and it tends to include practically any land
use in an eclectic — often cluttered and unsightly — array
of buildings, parking lots, utilities, and support structures.

Strip development along highways introduces competition
for the central business district and weakens its role. Strip
development can create unattractive community entries (e.g., the Glenn Highway coming into
downtown Anchorage) and unsafe edges along thoroughfares. Communities with no restraints on
the location of commercial use often find their downtowns wither, as businesses shift to outlying,
lower cost properties. On the other hand, communities need to allow for a measure of outlying
commercial growth, to be fair to property ownets, to meet the need for the types of commercial
uses that don’t fit well into a central commercial core, and to respond to ongoing demand for
expansion of commercial activity. Two ptimary strategies can help avoid and lessen the potential
adverse impacts of unwanted strip development:
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Implementation Strategies

1. Use the zoning process to guide the majority of future commercial development into the
central business district. Locate development as presented on the Land Use
Recommendations Map. Implementation will require an ongoing balancing act.

2. Use strategies to ensure the character of development in strip commertcial development
makes a positive contribution to the overall character of the community. These include:
controls on the size and appearance of signs, requirements for landscaping of parking
areas, and basic guidelines regarding building appearance.

Objective C: Encourage complementary commercial activity between the CBD and Homer
Spit that benefits both in the appropriate locations and builds upon their geographic strengths.

Implementation Strategies

1.

Continue to allow for and encourage water and recreation related marine commercial and
marine industrial uses on the Homer Spit while locating land based general commercial and
business uses in the CBD.

Address the needs of seasonal, tourism related commercial/retail activity on the Spit in the
context of the continued focus on marine commercial and marine industrial uses.

Provide a strong seasonal transportation access link between the CBD and the Spit to
support tourism and recreation businesses at both locations. One option would be to
develop multipurpose public parking areas in the CBD, and offer shuttle setvice to the Spit.
Charging for Spit parking would ctreate an incentive to use this service.

Develop a detailed master plan for the Spit that builds from the recommendations of the
1999 Comprehensive Plan Update and any subsequent updates, addressing parking,
residential and other uses. See Appendix C.

Objective D: Introduce new commercial districts to better encourage and accommodate
commercial land uses in appropriate locations, and allow new types of commercial activities to
take place.

Implementation Strategies

1.

2.

Anticipate the growth in white-collar business activities and clean industries by designating
live-work districts; provide the development standards needed to maintain the quality of
these areas. See Goal 1 of this chapter.

Target high tech industries or professional/web-based activities in these new commercial
zones by public provision of access to witeless communication. See Economic Development

Chapter.

Establish a new land use designations to allow for a handful of well-defined neighborhood
commercial areas, to reduce the need for longer drives to primary commercial areas, to serve
kids and others who don’t drive, and to provide neighborhood meeting places.

Recognize the capacity of KBC to support expansion of new economic sectots, anticipate
and allow for the growth of the university, and encourage student housing. See Economic
Development Chapter. See Appendix B for the full set of proposed land use designation categories.

Homer Comprehensive Plan P:\2010 Comprehensive Plan\Chapter 4 Land Use.docx 4-17




GOAL 5: Maintain high quality residential neighborhoods; promote housing choice by
supporting a variety of dwelling options.

Diverse, high-quality residential neighborhoods are crucial to the stability and economic health of
Homer. Growth puts pressure on housing prices as land prices increase. Neighborhoods established
decades ago with large lots face pressure as some landowners create subdivisions with smaller lots,
while others would like to preserve the established neighborhood character. Housing choice is
crucial to accommodate future growth as the dominant single family latge lot developments cleatly
won’t be able to meet future demand in quantity or price. The five objectives below set out a
program to address these housing issues.

Objective A: Diversify housing stock to meet demand by people earning a broad range of
incomes.

The demand for housing in Homer is steadily growing, and housing prices are increasingly driven by
the buying power of people who eatned their money outside of Homer. The result is a growing gap
between what housing costs and what many Homer residents can afford. This problem is
particularly acute for younger buyers and for people in service industties such as tourism.

Implementation Strategies

1. Allow for housing in more zones, allow for greater housing density, and support
infrastructure expansion so more land is readily developable for housing.

2. Improve zoning standards to ensure that new moderate and higher density development is
attractive and a good fit with Homer’s character.

3. Review the existing Planned Unit Development ordinance which provides the chance to
offer somewhat higher density housing in exchange for providing trails, protecting natural
areas and environmental functions.

4. Promote private development of KBC student housing.

See additional discussion under Objectives C, D and E below.

Objective B: Maintain the availability of lands designated for rural residential use; improve the
zoning code for this category to withstand pressure for platting large lots into smaller ones in
that district.

The rural residential classification applies to the majority of Homer’s residential area. The
community expressed a clear desire to maintain large rural residential areas in Homer into the future.
In order to avoid unplanned and unwanted changes in rural neighborhoods, the zoning code will
have to address standards for new development consistent with this goal. Specific issues to revisit
include character of development (setbacks, building heights); removal of vegetation, and minimum
lot sizes.

Implementation Strategies

1. Evaluate and modify the extent of the rural residential district classification to protect this
land use on par with expected demand.

2. Allow for continued infill in these ateas, consistent with the general goal of retaining the
predominately rural character.
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Objective C: Promote infill development in all housing districts, redefine current zoning laws
in existing districts to promote a range of residential uses, identify new residential zoning
districts, and provide for appropriate supporting infrastructure.

This plan promotes infill, particularly in a new residential transitional district established by this plan.
The desire to provide diversity in housing options requires tevision of zoning standards. In addition,
it i1s in the public’s interest to maximize the use of existing infrastructure by setving as many
customers as possible. It is also important that infill development in ateas alteady served by water,
sewer and other infrastructure compliments existing neighbothoods. This can be accomplished, for
example, by building in a compatable scale and character.

Implementation Strategies

1. Maintain integrity of older, well-established neighbothoods by establishing design standards
that maintain neighborhood character. For example, requite new infill uses to match the
scale (height and bulk), lot coverage, building orientation to the street, and architectural
character of existing structures in the neighbothood.

2. Create standards to address impacts of development on established neighbothoods,
including provisions to help maintain visual quality. (Examples include height requitements,
setbacks from existing structures, etc.).

3. Create development standards and zoning districts that allow and encourage a range of
attached and detached accessory dwelling units.

4. Promote denser housing, through changes in zoning, and efficient expansion of
infrastructure such as roads and water/sewer service.

5. Identify areas where water and sewer will not be extended because of desite to maintain
larger lot sizes and/ot whete rural lot size minimums will be established.

6. Consider impact fees or other methods to support public services tequired by new
development in an equitable manner.

Objective D: Encourage inclusion of affordable housing in larger developments and affordable
housing in general.

Homer is likely to continue to expetience strong demand for affordable housing. Meeting this
demand will require a range of actions.

Implementation Strategies

1. Retain and improve the quality of existing affordable housing in the community.

2. Explore partnerships with nonprofit organizations to support affordable housing projects,
including new construction or rehabilitation progtams for low- and moderate-income
households. Take advantage of existing possible incentives such as AHFC loans and grants.

3. Encourage developers and provide incentives to include affordable housing as a percentage
of new development (as is done, for example, in a number of Lower 48 resott communities,
where 5-10 percent of new housing must be affordable).
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4. Allow attached and detached accessory housing units on single family lots (“granny units”)
as a permitted use outright. Set standards that define the size of such units as a function of
the size of the primary unit, with a not-to-exceed maximum square footage.

5. Distribute affordable housing throughout the community. Integrate it into market-rate
neighborhoods by encouraging a mixture of larger and smaller lots.

6. Link affordable housing to the mixed-used development proposed in the Town Center
Development Plan.

7. Establish a public entity to address affordable housing issues, or affiliate with an existing
entity.
8. Promote development of KBC student housing.

GOAL 6: Develop a clear and open public process for future changes to City of Homer
boundaries. Explore a planned, phased possible expansion; and initiate and establish regional
planning processes with the Kenai Peninsula Borough.

Existing land use and future growth around the petiphery of Homer has significant impacts on the
quality of life, the environment, and the economy of those who live and work within city limits. As a
consequence, the City needs to be open to the possibility of annexing lands beyond city boundaries.
Some of the specific benefits for those in the annexed areas include:

®  Access to water for domestic use

® Improved fire protection services

®* Improved street maintenance and snow removal services

* Improved law enforcement services provided by the City police department (as
continued growth in outlying areas requires more services than the Alaska State
Troopers can provide)

®* Local control over planning and zoning (when done in a manner that reflects local
values, city planning and zoning authority can help avoid the intrusion of incompatible
uses into neighborhoods and help maintain and increase property values)

* Right to vote for elected representatives in Homer, and serve on City Boards and
Commissions (cutrently sales tax provides the majority of the city’s tevenue. People
outside city boundaries pay sales tax but don’t vote for the people who make the
decisions about how sales tax money is spent)

Objective A: Develop a clear and orderly process to assess the need and apply for the
expansion of the boundaries of the City of Homer, which is likely to be necessary over the
coming decades as surrounding areas grow and develop.

For the long-term benefit of both the city and surrounding areas, Homer will adopt a proactive
planning strategy in the greater Homer area. Overall intentions regarding possible boundary changes
are outlined below:

Implementation Strategies

1. Regularly assess the need for phased annexations to guide growth and provide for
effective delivery of municipal setvices which benefit landownets, residents, and
businesses.

2. Identify specific criteria for prioritizing prospective annexation areas. Focus near term
attention where the uses have the greatest impact on City of Homer interests, including
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the area of the Bridge Creek water resetvoir and associated watershed, areas where City
water is delivered to residents outside city limits, areas directly adjacent to Homer city
boundaries, and areas where recreational and open space resoutces (trails, greenbelts,
water and drainage ways) are already in existence or may be easily developed.

Establish a clear and open public process for proposing annexations, including obtaining
input from interested persons regarding land use and City services.

Work actively with the KPB to develop shared plans for cutrent uses and future growth
in the areas outside current city boundaries; including services, land use, and
development standards.

In addition to considering the impacts of proposed annexation on residents and land
owners, evaluate the costs and benefits of specific possible annexations to the City of
Homer; looking, for example, at the relative balance of expected revenues versus costs to
provide needed services.

Objective B: Develop a fair, planned process for involving affected members of the public
when considering annexation.

Past annexation procedures in Homer have been painful, slow, and costly. Some of this cannot be
avoided: annexation is a complex issue and not everyone will be satisfied with the outcomes.
Nonetheless, there is room for improvement in the procedures associated with annexation. Specific
policies include:

Implementation Strategies

1.

In the near term, carry out an initial “annexation issues scoping process” for areas
outside the city. Get early input from landowners, residents, and businesses in possible
annexation areas regarding annexation issues. This will help Homer in planning for
future growth, and enable landowners and businesses outside Homer to be part of the
process and to undetstand how annexation may affect them.

Prior to proceeding with any annexation petition, the City, wotking with the Borough,
will undertake a planning study of the specific area proposed for annexation. This will
include providing public notice and public meetings to help define recommended future
land uses and to indicate how and when municipal services (including public safety,
utilities, streets and trails) will be extended to the area, together with estimated associated
costs. The recommendations of the study will be incorporated into any annexation
proposal submitted to the Alaska Local Boundary Commission.

Extra effort will be made to give the public a meaningful role in the consideration of
annexation costs and benefits.

Explore options for different levels of services where clear distinctions can be made in
the level of service required. For example, the level of fire protection setvice may vary
greatly as a function of road infrastructure, vegetation, and response time. In outlying
areas for example, the focus may be prevention of loss of human life and containment
versus protection of life and property in locations closer to town.

It is not possible or appropriate for the City of Homer to prepare land use policy for
potential annexation areas. At the same time, the City needs to convey general intentions
for the future use of annexed lands. These intentions are established through the general
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policies of this Comprehensive Plan and other policies for land inside City limits, but
also give a helpful sense of what policies might apply in future annexation areas.
Examples of general policies that apply citywide and would likely be extended to
annexed areas include creating and maintaining quality residential neighborhoods, using
setbacks and buffers to ensure compatibility between diffetent types of uses, providing
open space and trails, and ensuring roads are built to City standards. The annexation
planning studies called for above will build from the general framework in the
Comprehensive Plan and take into account the opportunities and constraints of specific
locations, as well as the perspectives of affected property owners and residents.

Objective C: Develop land use and infrastructure policies to address issues such as access and
water use for areas that may be annexed in the future.

Regardless of any future annexations, which may be decades away, the City needs to address several
specific land use and infrastructure issues that cross city boundaries into greater Homer. Specific
issues and recommended policies are presented below:

Implementation Strategies

1.

Working through a cooperative planning process with the Borough, establish
mechanisms to deal with issues outside City of Homer boundaries with greatest impact
on the city. Examples include agreement to use common road standards and for
cooperative work on trail and open space issues.

Re-examine the City’s current policy for the provision of water from the public water
system to users outside city limits and determine the impact of this practice. Currently
approximately 40% of properties within Homer city limits do not enjoy the benefit of
piped water delivery. The ability to receive water from city sources outside city
boundaries has a major impact on the prospects for development in outlying areas where
options for wells are limited. Water delivery in outlying areas contributes to the outward
spread of residential uses, which in turn increases driving, energy use and contributes to
greenhouse gas emissions. Determine if areas receiving water should be high priority
areas for annexation. Investigate options for “reciprocity” by either developing plans for
annexation or by establishing KPB-enforced land use practices that align with similar
practices in the City of Homer. See also Goal 1, Objective C in Chapter 6 for more on water use.

P:\2010 Comprehensive Plan\Chapter 4 Land Use.docx Homer Comprehensive Plan




Land Use Implementation Table

Timeframe
Project Primary Responsibili
Near Mid Longer P v
Term Term Term

Improved Zoning

" Develop new zoning code to implement new x City
categories.

®  Work with the Comprehensive Plan Land Use x City
Recommendation Map on an area by area basis to
determine the feasibility and acceptability of rezoning.

"  Flesh out specific development standards and x City along w/ downtown
guidelines for commercial zones; create a Town merchants and landowners
Center overlay zone to better differentiate
downtown, auto-oriented neighborhoods.

" Define the boundaries for and then develop an X City along w/ Old Town
overlay zone for Old Town so buildings in that merchants and residents
portion of the district feature an “old Homer”
historical character.

"  Flesh out specific development standards and x City
guidelines for R-2 residential zone, to create a
transitional zone between urban and rural.

Improved Standards and Regulations

= Create a new City subdivision code. x City

= Evaluate and consider shifting platting authority from x City and Kenai Peninsula
Borough to City of Homer. Borough

®  Develop new parking standards for CBD to support x City
higher density, more walkable commercial areas.

=  Establish development standards for development in x City
environmentally sensitive areas (wetlands, steep
slopes), including upgrade of drainage policies, road
policies, stream setbacks.

= Establish development standards for higher density x City
residential development, landscaping, lighting, grading,
viewshed protection.

"  Establish development standards for Cluster x City
Housing/Open Space Ordinance.

= Establish standards for Student Housing x City and Kenai Peninsula
Development. College

*  Amend non-conforming use ordinance. x City

=  Review and consider revising existing Planned Unit x City
Development code.

= Support LEED or other building efficiency programs. x City

= Adopt building codes. x City

= Establish a maximum building setback for Town x City
Center.

Homer Comprehensive Plan
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Timeframe
Project Primary Responsibility
Near Mid Longer
Term | Term | Term
Green Infrastructure
= Evaluate incentives to promote development that x City
uses the green infrastructure ideas presented in
Appendix D.
u  Develop new standards to address issues related to x City
shore stabilization and ocean front development.
®  Pursue sustainable development measures that x City
promote energy efficiency, use of recycled materials,
and low impact landscaping in city buildings.
Pattern of Development
= Work with Borough to prepare mutually acceptable x City, with Kenai Peninsula
development standards. Borough
= Establish a clear policy regarding delivery of City x City, with Kenai Peninsula
water outside of city limits. Borough
u  Establish more specific criteria, process, schedule x City
and objectives for possible future annexations.
= Amend city code to recognize the transfer of x City
development rights to preserve environmentally
sensitive or recreational areas.
=  Develop a Homer Spit Master Plan. x City, Port & Harbor Dept
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