
HOMER ADVISORY PLANNING COMMISSION              July 18, 2018
491 E PIONEER AVENUE 6:30 PM WEDNESDAY
HOMER, ALASKA COWLES COUNCIL CHAMBERS

REGULAR MEETING AGENDA

1. Call to Order

2. Approval of Agenda

3. Public Comment
The public may speak to the Commission regarding matters on the agenda that are not scheduled for public 
hearing or plat consideration.  (3 minute time limit). 

4. Reconsiderations

5. Adoption of Consent Agenda
All items on the consent agenda are considered routine and non-controversial by the Planning Commission and are 
approved in one motion.  There will be no separate discussion of these items unless requested by a Planning 
Commissioner or someone from the public, in which case the item will be moved to the regular agenda.

A. Approval of minutes of June 20, 2018 p. 1
B. Decision and Findings for Staff Report 18-39, CUP 18-06 for more than one building containing a 

permitted principal use on a lot and for a multiple-family dwelling at 1170 Lakeshore Drive  p. 7

6. Presentations 

A. Paul Janke, PhD, PE, a Regional Hydrologist for the Alaska Department of Transportation & Public Facilities, will 
discuss water issues related to DOT facilities and answer questions of the commission.                                                                  

7. Reports

A. Staff Report 18-42, City Planner’s Report  p. 13

8. Public Hearings
Testimony limited to 3 minutes per speaker. The Commission conducts Public Hearings by hearing a staff report, 
presentation by the applicant, hearing public testimony and then acting on the Public Hearing items.  The Commission 
may question the public.  Once the public hearing is closed the Commission cannot hear additional comments on the 
topic.  The applicant is not held to the 3 minute time limit.

A. Staff Report 18-40, CUP 18-07 for a reduction of the right-of-way setback at 3781 Heath Street  p. 15
1. Staff Report 18-44, CUP 2018-07 Supplemental Report p. 47

9. Plat Consideration

10. Pending Business

A. Staff Report 18-43, Comprehensive Plan Appendix  p. 93

11.             New Business

12. Informational Materials

A. City Manager Report for the June 25 Homer City Council meeting  p. 129
B. KPB Notice of Decision for Barnett’s South Slope Subdivision Quiet Creek Park Final Plat  p. 137

13. Comments of the Audience
Members of the audience may address the Commission on any subject.  (3 min limit)

14. Comments of Staff
15. Comments of the Commission
16. Adjournment
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The next regular meeting is scheduled for Wednesday August 1, 2018. Meetings will adjourn promptly at 9:30 
p.m.  An extension is allowed by a vote of the Commission. 
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Session 18-11 a Regular Meeting of the Homer Advisory Planning Commission was called to order by 
Chair Stead at 6:30 p.m. on June 20, 2014 at the City Hall Cowles Council Chambers located at 491 E. 
Pioneer Avenue, Homer, Alaska. 
 
PRESENT: COMMISSIONERS BANKS, BENTZ, BERNARD, BOS, HIGHLAND, STEAD, VENUTI  
 
STAFF:  CITY PLANNER ABBOUD 
  CITY CLERK JACOBSEN 
 
Chair Stead asked for a 10 minute recess at 6:32 to allow the Commission time to review the laydown 
information provided regarding- 

• CUP 18-07 at 3781 Heath Street- written comments from Sue Finney, Frank Griswold, and city 
documents related to a 1988 variance involving the subject property. 

• CUP 18-06 at 1170 Lakeshore Drive - Bay View Subdivision Northwind 2017 Replat.  
 
The meeting resumed at 6:40 p.m.  
  
Approval of Agenda 
 
Chair Stead asked for a motion to approve the agenda. 
 
BOS/BENTZ SO MOVED. 
 
There was no discussion. 
 
VOTE: NON-OBJECTION: UNANIMOUS CONSENT 
 
Motion carried. 
 
Public Comment 
The public may speak to the Planning Commission regarding matters on the agenda that are not scheduled for public 
hearing or plat consideration.  (3 minute time limit).  
 
Reconsideration 
 
Adoption of Consent Agenda 
All items on the consent agenda are considered routine and non-controversial by the Planning Commission and are 
approved in one motion.   There will be no separate discussion of these items unless requested by a Planning Commissioner 
or someone from the public, in which case the item will be moved to the regular agenda and considered in normal sequence. 
 
A. Approval of minutes of June 6, 2018 
 
Chair Stead asked for a motion to adopt the consent agenda. 
 
HIGHLAND/BENTZ SO MOVED. 
 
There was no discussion. 
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VOTE: NON-OBJECTION. UNANIMOUS CONSENT. 
 
Motion carried.  
 
Presentations 
 
Reports  
 
A. Staff Report PL 18-38 City Planner’s Report   
 
City Planner Abboud reviewed the staff report included in the packet. 
 
Upcoming commissioner attendance at City Council meetings was updated to include Commissioner 
Bernard on June 25th, Commissioner Bos on July 23rd, and Commissioner Highland on August 27th. 
 
Public Hearings 
Testimony limited to 3 minutes per speaker. The Commission conducts Public Hearings by hearing a staff report, 
presentation by the applicant, hearing public testimony and then acting on the Public Hearing items.  The Commission may 
question the public.  Once the public hearing is closed the Commission cannot hear additional comments on the topic.  The 
applicant is not held to the 3 minute time limit. 
 
A. Staff Report 18-40, CUP 18-07 for a reduction of the right-of-way setback at 3781 Heath Street 
 
City Planner Abboud explained that information from 1988 regarding a variance on this property 
came into the office earlier in the day.  He contacted the City Attorney who needs time to review and 
evaluation the information, and he requested the Commission hold the public hearing as scheduled, 
not close the public hearing, and then postpone this item to the next agenda. He then reviewed the 
staff report.  
 
The applicant was in attendance and said he had no comments at this time. 
 
Chair Stead opened the public hearing and there were no public comments. 
 
VENUTI/BENTZ MOVED TO POSTPONE THIS CUP UNTIL THE SETBACKS ARE REVIEWED BY LEGAL. 
 
There was no discussion. 
 
VOTE: NON OBJECTION: UNANIMOUS CONSENT 
 
Motion carried.  
 
B. Staff Report 18-39, CUP 18-06 for more than one building containing a permitted principal use 

on a lot and for a multiple-family dwelling at 1170 Lakeshore Drive 

 
City Planner Abboud reviewed the staff report.  
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Kenton Bloom, project surveyor, noted the packet information explaining they tried to show the open 
space data. He noted they preserved the lake front, kept everything on the perimeter, and tried to 
minimize the footprint with low impact design modeling. 
 
Chair Stead opened the public hearing.  There were no comments and the hearing was closed. 
 
There were questions regarding Fire Marshall review, easements from Enstar that were shown on the 
plat, and Public Works comment on initiating community water/sewer design. 
 
City Planner Abboud commented that the applicant will be asked to provide evidence on what is 
reviewed and what does not require review from the Fire Marshall.  Regarding community 
water/sewer design, the time line depends on how complicated it is, but a design will have to be 
approved before the he can issue a permit.  
 
Mr. Bloom commented that Enstar probably wanted to make sure the easement was shown in the 
documents. He doesn’t anticipate it will impact the waste disposal. 
 
VENUTI/BOS MOVED TO APPROVE STAFF REPORT PL 18-39 AND CUP 18-06 FOR MORE THAN ONE 
BUILDING CONTAINING A PERMITTED PRINCIPAL USE ON A LOT AND FOR A MULTIPLE-FAMILY 
DWELLING AT 1170 LAKESHORE DRIVE WITH STAFF FINDINGS 1 THROUGH 10 AND CONDITION 1. 
 
There were comments in support of the project and in appreciation of the drawings and graphics 
provided.   
 
VOTE: NON OBJECTION: UNANIMOUS CONSENT 
 
Motion carried. 
 
Plat Consideration 
 
Pending Business 
 

A. Staff Report 18-21, Comprehensive Plan  
 
City Planner Abboud reviewed the staff report, and noted the discussion during the worksession. 
 
BENTZ/BANKS MOVED TO INCLUDE APPENDIX A AS PRESENTED FOR THE PLAN WITH THE EXCEPTION 
TO STRIKE OUT THE CBD SECTION ON APPENDIX A, A-4 PAGE 76 OF OUR PACKET. 
 
There was no discussion. 
 
VOTE: NON OBJECTION: UNANIMOUS CONSENT 
 
Motion carried. 
 
BENTZ/VENUTI MOVED TO MOVE THE PLAN TO FINAL PUBLIC HEARING PRIOR TO COUNCIL REVIEW. 
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There was no discussion. 
 
VOTE: NON OBJECTION: UNANIMOUS CONSENT 
 
Motion carried.  
 

New Business 
 
Informational Materials 
 
A. City Manager’s Report June 11, 2018 
 
Comments of the Audience 
 
Comments of Staff 
 
City Planner Abboud hopes everyone enjoys the holiday. 
 
Comments of the Commission 
 
Commissioner Highland confirmed the next meeting is July 18th. 
 
Commissioner Bentz appreciated the worksession today, that format for discussion of planning issues 
is helpful for her.  She commented regarding the Borough Planning Commission meeting of June 11th. 
The Plat Committee approved three preliminary plats and one final plat. They approved vacation of a 
right-of-way and associated utility easements in the City of Kenai. They approved and forwarded to 
the Borough Assembly a license application for a limited marijuana cultivation facility in Ninilchik and 
in Kasilof, a license application for a standard marijuana cultivation facility in Sterling, and two 
conditional land use permits for material extraction for gravel pits in the Kalifornsky/Kasilof area. 
 
Commissioner Bernard also appreciated the worksession and hopes they keep up the trend. It’s really 
valuable to have that time to discuss and ask questions.  
 
Commissioner Bos congratulated City Clerk Jacobsen on 14 years working for the City. He’s going to 
talk to the City Planner in the next few weeks about trying to figure a way to hold people accountable 
who are applying for different permits.  
 
Commissioner Banks also appreciated the worksession and thanked staff for the preparation that 
went into it.  He appreciated everyone showing up tonight despite the potentially controversial topics 
on the agenda that they may have had a disagreement with. 
 
Commissioner Venuti had no comment. 
 
Chair Stead said it was a good meeting. He appreciates everyone coming and making sure things got 
done.  
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Adjourn 
 
There being no further business to come before the Commission, the meeting adjourned at 7:19 p.m. 
The next regular meeting is scheduled for July 18, 2018 at 6:30 p.m. in the City Hall Cowles Council 
Chambers. A worksession will be held at 5:30 p.m. 
 
 
        
MELISSA JACOBSEN, MMC, CITY CLERK 
 
 
Approved:        
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HOMER ADVISORY PLANNING COMMISSION

Approved CUP 18-06 at the Meeting of June 20, 2018

RE: Conditional Use Permit (CUP) 18-06
Address: 1170 Lakeshore Drive

Legal Description:  T 6S R 13W SEC 21 SEWARD MERIDIAN HM 0000839 BAY VIEW SUB LOTS 
101, 102, & 103.

DECISION

Introduction

Jose DeCreeft and Kerry Tinzman, (the “Applicant”) applied to the Homer Advisory Planning 
Commission (the “Commission”) for a conditional use permit under Homer City Code (HCC) 
21.24.030(j) for more than building containing a permitted principal use on a lot in the Gateway 
Business District and HCC 21.24.030(c) for a multiple-family dwelling in the General 
Commercial 1 (GC1) District. 

The applicant proposes to remove the four existing structures and replace them with 3 
duplexes, a four-plex, and a single family dwelling in the GC1 District. 

The application was scheduled for a public hearing as required by Homer City Code 21.94 
before the Commission on June 20, 2018.  Notice of the public hearing was published in the 
local newspaper and sent to 27 property owners of 34 parcels.   

At the June 20, 2018 meeting of the Commission, the Commission voted to approve the request 
with seven Commissioners present.  The Commission approved CUP 18-06 with unanimous 
consent.

Evidence Presented

City Planner Abboud reviewed the staff report. No public testimony was presented. Kenton Bloom 
represented the applicant made a brief statement and later answered the Commission’s 
questions.
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Findings of Fact

After careful review of the record, the Commission approves Conditional Use Permit 18-06 for 
more than building containing a permitted principal use on a lot, per HCC 21.24.030(j) and a 
multi-family dwelling, per HCC 21.24.030(c).

The criteria for granting a Conditional Use Permit is set forth in HCC 21.71.030 and 
21.71.040.

a.   The applicable code authorizes each proposed use and structure by conditional use 
permit in that zoning district. 

Finding 1:  HCC 21.24.020(k) authorizes hotels and motels, and 21.24.030(c) and 
21.24.030(j) authorizes multiple family dwellings and more than one building 
containing a permitted principle use on a lot if approved by a Conditional Use Permit.

b.   The proposed use(s) and structure(s) are compatible with the purpose of the zoning 
district in which the lot is located.

Finding 2: The proposal supports uses and structures compatible with the GC1 District.

c.   The value of the adjoining property will not be negatively affected greater than that 
anticipated from other permitted or conditionally permitted uses in this district.

Finding 3:  A hotel or multi-family dwellings are not expected to negatively impact the adjoining 
properties greater than other permitted or conditional uses.

d.   The proposal is compatible with existing uses of surrounding land.

Finding 4:  A hotel or multi-family dwellings are compatible with the existing uses of the 
surrounding land.

e.   Public services and facilities are or will be, prior to occupancy, adequate to serve the 
proposed use and structure.

Finding 5:  Existing public, water, sewer, and fire services are adequate to serve the 
hotel.

f.   Considering harmony in scale, bulk, coverage and density, generation of traffic, the 
nature and intensity of the proposed use, and other relevant effects, the proposal will not 
cause undue harmful effect upon desirable neighborhood character.
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Finding 6:  The Commission finds the proposal will not cause undue harmful effect 
upon desirable neighborhood character as described in the purpose statement of the 
district.

g.   The proposal will not be unduly detrimental to the health, safety or welfare of the 
surrounding area or the city as a whole.

Finding 7:  The proposal is not unduly detrimental to the health, safety or welfare of 
the surrounding area or the city as a whole.

h.   The proposal does or will comply with the applicable regulations and conditions 
specified in this title for such use.

Finding 8:  Successful completion of the permitting process will allow the project to 
comply with applicable regulations and conditions.

i.   The proposal is not contrary to the applicable land use goals and objectives of the 
Comprehensive Plan. 

Finding 9:  The proposal is not contrary to the applicable land use goals and objects of 
the Comprehensive Plan. The proposal aligns with GOAL 1: Guide Homer’s growth with 
a focus on increasing the supply and diversity of housing, protect community character, 
encouraging infill … and Objective A: Continue to accommodate and support 
commercial, residential and other land uses, consistent with the policies of this plan. 
No evidence has been found that it is not contrary to the applicable land use goals and 
objects of the Comprehensive Plan.

j.   The proposal will comply with all applicable provisions of the Community Design 
Manual. 

Finding 10:  The project must comply with the outdoor lighting section of the CDM

Condition 1: Outdoor lighting must be down lit per HCC 21.59.030 and the CDM.

In approving a conditional use, the Commission may impose such conditions on the use 
as may be deemed necessary to ensure the proposal does and will continue to satisfy 
the applicable review criteria.  Such conditions may include, but are not limited to, one 
or more of the following:
1. Special yards and spaces:  No specific conditions deemed necessary
2. Fences and walls:  No specific conditions deemed necessary
3. Surfacing of parking areas:  No specific conditions deemed necessary.  
4. Street and road dedications and improvements:  No specific conditions deemed 
necessary.  
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5. Control of points of vehicular ingress and egress:  No specific conditions deemed 
necessary.  
6. Special provisions on signs:  No specific conditions deemed necessary.  
7. Landscaping: No specific conditions deemed necessary.  
8. Maintenance of the grounds, building, or structures:  No specific conditions deemed 
necessary.  
9. Control of noise, vibration, odors or other similar nuisances:  No specific conditions 
deemed necessary.  
10. Limitation of time for certain activities:  No specific conditions deemed necessary.  
11. A time period within which the proposed use shall be developed:  No specific 
conditions deemed necessary.  
12. A limit on total duration of use:  No specific conditions deemed necessary. 
13. More stringent dimensional requirements, such as lot area or dimensions, setbacks, and 
building height limitations. Dimensional requirements may be made more lenient by 
conditional use permit only when such relaxation is authorized by other provisions of the 
zoning code. Dimensional requirements may not be altered by conditional use permit when 
and to the extent other provisions of the zoning code expressly prohibit such alterations by 
conditional use permit.
14. Other conditions necessary to protect the interests of the community and surrounding 
area, or to protect the health, safety, or welfare of persons residing or working in the vicinity of 
the subject lot.

Conclusion:  Based on the foregoing findings of fact and law, Conditional Use Permit 2018-04 
is hereby approved, with Findings 1-10 and Conditions 1.

Condition 1:  Outdoor lighting must be down lit per HCC 21.59.030 and the CDM.

Date Chair, Don Stead

Date City Planner, Rick Abboud

NOTICE OF APPEAL RIGHTS

Pursuant to Homer City Code, Chapter 21.93.060, any person with standing that is affected by 
this decision may appeal this decision to the Homer Board of Adjustment within thirty (30) days 
of the date of distribution indicated below.  Any decision not appealed within that time shall 
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be final.  A notice of appeal shall be in writing, shall contain all the information required by 
Homer City Code, Section 21.93.080, and shall be filed with the Homer City Clerk, 491 East 
Pioneer Avenue, Homer, Alaska 99603-7645.

CERTIFICATION OF DISTRIBUTION

I certify that a copy of this Decision was mailed to the below listed recipients on                              
, 2018.  A copy was also delivered to the City of Homer Planning 

Department and Homer City Clerk on the same date.

Date Travis Brown, Planning Technician

Kenton Bloom, PLS                      
Seabright Survey + Design                         
1044 East End Rd
Homer AK 99603

Jose DeCreeft & Kerry Tintzman
PO Box 646
Homer AK 99603

Holly C. Wells
Birch, Horton, Bittner & Cherot
1127 West 7th Ave
Anchorage, AK 99501

Katie Koester, City Manager
491 E Pioneer Avenue
Homer, AK  99603
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P:\PACKETS\2018 PCPacket\Staff Reports\City Planner reports\City Planner Report 7.18.18.docx

TO: Homer Advisory Planning Commission
FROM: Rick Abboud, AICP
DATE: July 18, 2018
SUBJECT: Staff report PL 18-42, City Planner’s Report

City Council 
6.25.18
Ordinance 18-12(A), An Ordinance of the City Council of Homer, Alaska, Amending 
Homer City Code 21.54.325, Standards for Recreational Vehicles in the Marine 
Commercial District and Marine Industrial District. Erickson. Introduction March 12, 
2018, Refer to Advisory Planning Commission March 27, 2018, Public Hearing and 
Second Reading June 25, 2018.      
 
 Memorandum 18-074 from City Planner as backup    
 
ADOPTED Substitute submitted by Planning Commission with discussion.

7.23.18
I am expecting a resolution to amend the fee schedule to include a $100.00 RV permit for 
employee/owner uses.

Appeal
CUP 18-02 for the reduction in setback on Pioneer Ave. This matter was heard by a hearing 
officer from the Alaska Office of Administrative Hearings on June 15, 2018, the Judge has 60 
days to render a decision. 

Projects
The State of Alaska, Division of Geological & Geophysical Surveys (DGGS) is submitting the 
proposed Mapping Activity Statement (MAS) as a Cooperating Technical Partner (CTP) for a 
Landslide Hazard Resiliency Project. What does this mean? It means, if successful, DGGS will 
receive funding of $71,944 from FEMA to produce new topographical data that will be used to 
help identify landslide hazards in Homer, including more specific study of the Baycrest and 
hospital areas. They are also expected to participate in community outreach to help 
address/create mitigation strategies. This is expected to be a two-year project.  
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City Council report sign up

7.23.18  Tom
8.13.18___________________
8.27.18  Roberta
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Staff Report PL 18-40

TO: Homer Advisory Planning Commission
THROUGH: Rick Abboud, City Planner
From: Julie Engebretsen, Deputy City Planner
DATE: June 20, 2018
SUBJECT: CUP 2018-07

Synopsis The applicant proposes to build a single-family home, ten feet into the twenty-
foot building setback area.  A Conditional Use Permit (CUP) is required per HCC 
21.18.040(b)(4).  

Applicant: Jesse Cave
34341 North Fork Road
Anchor Point, AK 99556

Location: 3781 Heath St, 
Legal: Lot 21A Heath Street Replat HM 0900058
Parcel ID: 17710410
Size of Existing Lot: 5,000 square feet
Zoning Designation: Central Business District (CBD)
Existing Land Use: Vacant land
Surrounding Land Use: North:  Residential/vacant/hair salon

South: Parking lot, retail business
East: Heath Street, HEA yard
West: Residential

Wetland Status: No designated wetlands on this parcel.   
Flood Plain Status: Area X, not within a 0.2% flood hazard area.
BCWPD: Not within the Bridge Creek Watershed Protection District
Utilities: Public utilities service the site.
Public Notice: Notice was sent to 23 property owners of 33 parcels as 

shown on the KPB tax assessor rolls.

ANALYSIS:  The applicant would like to build a single story, single family home on this lot. The 
proposed home would be placed ten feet into the twenty-foot building setback area along 
Heath Street. The application states that a single story structure would limit impacts on the 
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views of properties to the north and west. The home to the west is approximately five feet from 
the common lot line, and somewhat on a higher grade. The applicant would like to push his 
home location to the east toward Heath St, away from the common lot line. This proposal 
would result in more space between the buildings and possibly allow for the retention of trees 
and shrubs between the homes. 

The subject parcel was rendered non-conforming in 1990 by plat HM 0900058 Heath Street 
Replat which included right of way acquisition for Heath Street (see application document 
“Heath Street Replat Excerpt”). Heath Street Replat designates the subject parcel as lot “21a,” 
having an area of 5,000 square feet; HCC 21.18.040(a)(1) dimensional requirements states: 

1. The minimum lot area shall be 6,000 square feet. Lawful nonconforming lots of 
smaller size may be newly developed and used if off-site parking is provided in 
accordance with the City parking code, Chapter 21.55 HCC;

21.61.020 Nonconforming lots.

a. A nonconforming lot containing at least 6,000 square feet on May 16, 1978, may be developed 
in conformity with all other provisions of this title even though such lot fails to meet currently 
applicable minimum area or width requirements.

Staff comment: Recorded in 1974, Plat HM 74-847, Glacier View Subdivision No 2 shows the 
lot dimensions as 60’ x100, resulting in a 6,000 square foot lot.

b. No lot containing less than 6,000 square feet on May 16, 1978, may be used except as follows:

1. In the residential districts, i.e., RR, UR, and RO, on any lot that fails to meet minimum 
area or width requirements, one single-family dwelling with a proper zoning permit is 
permitted; and
Staff comment: This lot is not in a residential district.

2. In all other districts such lots may be used only in full compliance with all applicable 
provisions of the current zoning code. [Ord. 08-29, 2008].

Staff comment: The setback from a dedicated right-of-way may be reduced if 
approved by a CUP in the Central Business District, per HCC 21.18.040(b)(4).

The criteria for granting a Conditional Use Permit is set forth in HCC 21.71.030, Review 
criteria, and establishes the following conditions:  

a. The applicable code authorizes each proposed use and structure by conditional use permit 
in that zoning district;
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Analysis: A setback reduction can be approved by a Conditional Use Permit.

Finding 1:  HCC 21.18.020(h) authorizes single-family homes. HCC 21.18.040(b)(4) 
authorizes a setback reduction from a dedicated right-of-way if approved by a 
Conditional Use Permit.

b. The proposed use(s) and structure(s) are compatible with the purpose of the zoning district 
in which the lot is located.

Purpose

  21.18.010 The purpose of the Central Business District is primarily to provide a centrally located 
area within the City for general retail shopping, personal and professional services, educational 
institutions, entertainment establishments, restaurants and other business uses listed in this 
chapter. The district is meant to accommodate a mixture of residential and nonresidential uses 
with conflicts being resolved in favor of nonresidential uses. Pedestrian-friendly designs and 
amenities are encouraged. 

Analysis: A single family home on this small lot contributes to the mix of residential and 
nonresidential uses in this neighborhood. The proposed placement of the structure 
allows the applicant to build a modest size home (900 sq. ft.), within a single story, 
which helps maintain the views of his neighbors. The purpose statement of the district 
does not provide guidance on dimensional requirements, other than to state that 
pedestrian-friendly designs and amenities are encouraged. The proposed structure 
placement ten feet into the building setback area does not add to or detract from any 
pedestrian facilities, as the sidewalk along Heath Street is on the east or far side of the 
road.

Finding 2: A single family home on this small lot contributes to the mix of residential 
and nonresidential uses in this neighborhood. The setback reduction allows for greater 
compatibility with the neighboring structure to the west and the property to the north 
by maintaining the view shed.

c. The value of the adjoining property will not be negatively affected greater than that 
anticipated from other permitted or conditionally permitted uses in this district.

Analysis: Many uses in the CBD district have greater negative impacts than would be 
realized from a single family home 10 feet into the twenty-foot building setback area. A 
mortuary would have a greater impact on nearby property values. Assisted living, group 
care, religious, cultural and fraternal assembly would generate a good deal of traffic. 
No evidence has been presented that a structure within to setback area of Heath Street 
would have a negative affect on property values. The property to the west benefits by 
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having more space between structure allowing for greater light and air between the 
existing home and the proposed new home.

Finding 3:  The proposal is not expected to negatively impact the adjoining properties 
greater than other permitted or conditional uses.

d. The proposal is compatible with existing uses of surrounding land.

Analysis:  The existing surrounding uses of land include:
East: Heath Street, and the Homer Electric Association storage yard. 
North: Small cabin containing a hair salon.
West: Single family, two-story residence
South: Parking lot for a retail flower business.

The proposed home within the setback will not have a bearing on the land use of any 
neighboring properties. 

Finding 4:  The structure in the setback is found to be compatible with the existing uses of 
surrounding land.

 e. Public services and facilities are or will be, prior to occupancy, adequate to serve the 
proposed use and structure.

Finding 5:  Existing public, water, sewer, and fire services are adequate to serve the 
proposed him in the prosed location.

f. Considering harmony in scale, bulk, coverage and density, generation of traffic, the nature 
and intensity of the proposed use, and other relevant effects, the proposal will not cause undue 
harmful effect upon desirable neighborhood character.

Analysis:  Desirable neighborhood character is described by a portion of the purpose 
statement for the zoning district… “The district is meant to accommodate a mixture of 
residential and nonresidential uses.” The proposal will add a small residence, building 
upon the mixed land uses in the immediate vicinity. The single story structure will be in 
harmony with is location at a corner lot with a small buildable area. A much larger home 
could be built, but would potentially ‘crowd’ the adjunct structure or one of the rights 
of way. The location of the structure in the setback will allow more room between the 
homes, without negatively affecting the travel way on Heath Street.

Finding 6:  The Commission finds the proposal will not cause undue harmful effect 
upon desirable neighborhood character as described in the purpose statement of the 
district.
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g. The proposal will not be unduly detrimental to the health, safety or welfare of the 
surrounding area or the city as a whole.

Analysis:  The location of the proposed home does not impede traffic on Heath Street. 
The clear sight triangle has been drawn on the site plan. It is not anticipated to cause 
any problems with City infrastructure or service.

Finding 7:  The proposal will not be unduly detrimental to the health, safety or welfare 
of the surrounding area or the city as a whole

h. The proposal does or will comply with the applicable regulations and conditions specified 
in this title for such use.

Finding 8:  Following CUP approval and issuance of a zoning permit, this proposal will 
comply with applicable regulations of HCC Title 21.

i. The proposal is not contrary to the applicable land use goals and objectives of the 
Comprehensive Plan.

Goals of the Land Use Chapter of the Homer Comprehensive Plan include Goal 3 
Objective B: Encourage high quality site design and buildings.

Analysis:   The proposal for a single story home on this corner lot will allow the home 
to blend better with the terrain than a narrow two-story home.

Finding 9:  The proposal is not contrary to the applicable land use goals and objects of 
the Comprehensive Plan. The proposal aligns with Goal 3 Objective B and no evidence 
has been found that it is not contrary to the applicable land use goals and objects of the 
Comprehensive Plan.

j.   The proposal will comply with the applicable provisions of the Community Design Manual 
(CDM).

Analysis: The CDM does not apply to residential uses with less than 12 residential units 
in the CBD.

Finding 10:  The CDM does not apply to residential uses with less than 12 residential 
units in the Central Business District.

HCC 21.71.040(b). b. In approving a conditional use, the Commission may impose such 
conditions on the use as may be deemed necessary to ensure the proposal does and will 
continue to satisfy the applicable review criteria. Such conditions may include, but are not 
limited to, one or more of the   following: 
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1. Special yards and spaces:  No specific conditions deemed necessary
2. Fences and walls:  No specific conditions deemed necessary
3. Surfacing of parking areas:  No specific conditions deemed necessary.  
4. Street and road dedications and improvements:  No specific conditions deemed 
necessary.  
5. Control of points of vehicular ingress and egress:  No specific conditions deemed 
necessary.  
6. Special provisions on signs:  No specific conditions deemed necessary.  
7. Landscaping: No specific conditions deemed necessary.  
8. Maintenance of the grounds, building, or structures:  No specific conditions deemed 
necessary.  
9. Control of noise, vibration, odors or other similar nuisances:  No specific conditions 
deemed necessary.  
10. Limitation of time for certain activities:  No specific conditions deemed necessary.  
11. A time period within which the proposed use shall be developed:  No specific 
conditions deemed necessary.  
12. A limit on total duration of use:  No specific conditions deemed necessary. 
13. More stringent dimensional requirements, such as lot area or dimensions, setbacks, and 
building height limitations. Dimensional requirements may be made more lenient by 
conditional use permit only when such relaxation is authorized by other provisions of the 
zoning code. Dimensional requirements may not be altered by conditional use permit when 
and to the extent other provisions of the zoning code expressly prohibit such alterations by 
conditional use permit.
14. Other conditions necessary to protect the interests of the community and surrounding 
area, or to protect the health, safety, or welfare of persons residing or working in the vicinity of 
the subject lot.

Condition 1: Prior to placing a foundation, hire a licensed surveyor to mark the 20 foot building 
setback on Grubstake, the Commission approved setback on Heath Street, and the five foot 
setback area between lots 21-A and 22. The surveyor or property owner shall notify Planning 
and Zoning when the marking has occurred. 

Analysis: This is a small lot, and any error in foundation placement could result in a setback 
violation. It is appropriate to require the property owner to have the setback areas marked (not 
monumented) to prevent this issue.

PUBLIC WORKS COMMENTS: No objection.

FIRE DEPARTMENT COMMENTS: No comments.
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PUBLIC COMMENTS: None

STAFF COMMENTS/RECOMMENDATIONS:      
Planning Commission approve CUP Staff Report PL 18-40 with findings 1-10 and the following 
condition. 

Condition 1: Prior to placing a foundation, hire a licensed surveyor to mark the 20 foot building 
setback on Bonanza Ave., the Commission approved setback on Heath Street, and the five foot 
setback area between lots 21-A and 22. The surveyor or property owner shall notify Planning 
and Zoning when the marking has occurred. 

Attachments
Application
Public Notice
Aerial Photograph
Site Photos 6/8/2018
Plat MH 74-847 Glacier View No 2 
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PUBLIC HEARING NOTICE

Public notice is hereby given that the City of Homer will hold a public hearing by the Homer 
Advisory Planning Commission on Wednesday, June 20, 2018 at 6:30 p.m. at Homer City Hall, 
491 East Pioneer Avenue, Homer, Alaska, on the following matter:

A request for Conditional Use Permit (CUP)2018-07 to build a single family home within 
the 20-foot setback from a dedicated right-of-way at 3781 Heath Street, in accordance 
with Homer City Code 21.18.040(b)(4). The property is Lot 21A Heath Street Replat N ½, 
Sec. 20, T. 6 S., R. 13 W., S.M.

Anyone wishing to present testimony concerning this matter may do so at the meeting or by 
submitting a written statement to the Homer Advisory Planning Commission, 491 East 
Pioneer Avenue, Homer, Alaska 99603, by 4:00 p.m. on the day of the meeting.

The complete proposal is available for review at the City of Homer Planning and Zoning 
Office located at Homer City Hall. For additional information, please contact Rick Abboudat 
the Planning and Zoning Office, 235-3106.

NOTICE TO BE SENT TO PROPERTY OWNERS WITHIN 300 FEET OF PROPERTY.

VICINITY MAP ON REVERSE
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Staff Report PL 18-44

TO: Homer Advisory Planning Commission
FROM: Rick Abboud, AICP, City Planner
DATE: July 18, 2018
SUBJECT: CUP 2018-07 Supplemental Report 

SYNOPSIS: A Public Hearing for CUP 2018-07 was held at the June 20, 2018 HAPC meeting.  In 
light of new information regarding an existing Variance on the subject property, the 
Commission postponed discussion of the CUP. A continued public hearing is scheduled for July 
18, 2018.

ANALYSIS:  After legal review of the 10/3/88 Notice of Homer Advisory Planning Commission 
Action and all associated documents found in pages 19-36 of the supplemental packet 
provided at the HAPC meeting of June 20, 2018, I find that the applicant has the right to 
proceed with his proposal in accordance with the grant of the variance and a CUP is not 
necessary for a structure to be located 10 feet from the Heath Street ROW. 

STAFF COMMENTS/RECOMMENDATIONS:      
Planning Commission request/confirm that the applicant withdraw the CUP application and 
submit a zoning application to the Planning Department. 

Attachments
June 20, 2018 HAPC Supplemental Packet (meeting laydowns)
Agreement for Acquisition of Right-of-Way
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Homer Advisory Planning Commission Meeting of June 20, 2018

Lay down comments (not included in packet)

Public Hearing Item

Staff Report PL 18-40, CUP for a reduction of the right-of-way setback at 3781 Heath 
Street. 

p. 1 Letter from adjacent property owner, Sue Finney

p. 3 Letter from nearby property owner, Frank Griswold

p. 19 City documents related to a 1988 variance involving the subject property, submitted 
by Planning Staff 

Public Hearing Item

Staff Report 18-39, CUP 18-06 for more than one building containing a permitted 
principal use on a lot and for a multiple-family dwelling at 1170 Lakeshore Drive

p. 37 Bay View Subdivision Northwind 2017 Replat, submitted by Kenton Bloom. This is the 
approved preliminary plat which designates the proposed lot for this CUP project. 
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Staff Report PL 18-43

TO: Homer Advisory Planning Commission
THROUGH: Rick Abboud, City Planner
FROM: Julie Engebretsen, Deputy City Planner
DATE: July 18, 2018
SUBJECT: Comprehensive Plan Appendix

Introduction
At the work session of June 20, 2018, the Commission discussed the Land Use 
Recommendations Map, and the Appendix. Based on feedback at the work session, staff has 
changed the appendices as follows:

1. Appendix A is now titled, “Land Use Recommendations.” Staff added the last paragraph 
on page A-2. This appendix includes the text of the proposed new land use categories, 
the existing categories, and the Land Use Recommendations Map. The land use 
categories were re-ordered so that all the new categories are together (A-3, A-4), and all 
the existing categories are together (A-4 through A-9).

2. Appendix B is unchanged: Annexation Process
3. Appendix C is new, entitled: “Background Land Use Information.” This section includes 

all the other information and maps that were formerly lumped into Appendix A. This 
includes the current zoning map, water and sewer map, etc. See the Appendix C cover 
page for the documents included and their page numbers. No changes were made to 
any of the information contained in this section.  It was simply moved from “Appendix 
A” into a new “Appendix C.”

Analysis
No action is required. If the Commission wishes to make any final changes, now is the time. If 
there are no changes, staff will proceed to publishing a new public hearing document.

Staff Recommendation
No action needed. Discuss only if there are changes to be made.

Attachments
Appendix A, B & C
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 Appendix A – Land Use Recommendations

Index

Comprehensive Plan Land Use Designation Categories       A-2
Comprehensive Plan Land Use Recommendations Map A-10

95



This Page Intentionally Left Blank

96



Homer Comprehensive Plan 2018 Update A - 2

Appendix A
Land Use Designation Categories

INTRODUCTION

Homer’s existing set of land uses and built environment offers much to be commended and retained. 
Two qualities in particular stand out as strengths: 

Mix of uses 

Homer has a freewheeling, organic character. In many parts of town, land uses – residential, office, 
retail, storage, industrial, and open space – are freely mixed. This style breaks common rules of 
traditional planning, but in most instances the result is attractive and functional. This eclectic mix of 
uses fits together with little or no conflicts, and helps create Homer’s unique, well-liked character. 

1. Building appearance
Homer has an organic building aesthetic where the majority of buildings “fit.” Many are 
actually quite attractive, while relatively few stand out as offensive or out-of-place. 

2. Development aesthetic
Homer has a widespread site development aesthetic that is also quite attractive. Many 
commercial lots in Homer feature hand-crafted informal signage, natural landscaping, and 
a comfortable, natural fit with the land. This contrasts with the buildings and parking areas 
in many Alaskan communities (e.g., Wasilla) where development is rarely pleasing to the 
eye.  

In many instances these qualities exist in spite of, or possibly out of, compliance with the City’s zoning 
rules. In light of these realities, the function of an updated zoning code for the City of Homer should 
be to strengthen and institutionalize the styles and patterns most builders and developers are already 
following. Care needs to be taken that simplistic zoning rules don’t damage the more, unique home-
grown qualities that give Homer its special character. At the same time, odds are good that future 
developers may not know the “unwritten rules” that have made past development generally attractive. 

For these reasons and to implement comprehensive plan policies, Homer needs to upgrade and revise 
its existing zoning code. As part of this comprehensive plan, a “land use designation map” has been 
prepared identifying intended land uses, working from the existing zoning map. This product is not 
as detailed or specific as a zoning map, but does express the general land use strategies of the 
comprehensive plan. This map is a starting point in the process of amending the zoning code to refine 
and implement these general policies. A particular focus of this land use designation map is to use 
mixed use zoning practices that focus more on offsite impacts and building forms and less on controls 
on the specific type of use. This approach provides necessary guidance while still preserving the unique 
and functional character of the community. 

Between the adoption of the 2008 Comprehensive Plan and the 2018 plan, several parts of the 
community were rezoned, zoning district text was amended, and the East End Mixed Use district 
created. The following descriptions of land uses are split into two parts: proposed new zoning districts, 
and existing zoning districts. The Land Use Recommendations Map depicts the areas of the 
community where the proposed new districts could be implemented. A map of the existing zoning 
districts, as of the draft of this plan, can be found in Appendix C, Background Land Use Information.
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NEW LAND USE CATEGORIES

RT (RESIDENTIAL TRANSITIONAL) 
 Intent The R-2 district is intended to provide a transitional residential zone between 

higher and lower density residential or residential office developments with a focus on 
residential land uses. Densities in this area will be in between the lower density rural 
residential zone (R-3) and the more urban, higher density uses in the R-1 district.

 Primary Use Medium-density residential including single-family and duplex; provide for 
a scale, density, and character of residential development appropriate for locations 
between urban and rural residential areas.

 Other Uses, Allowances, and Specifications
- Areas generally served by water and sewer or likely to be served in the future; full city 

services.
- Moderate lot size minimums (for example,10,000 square foot lots for single family 

homes).
- Allows second units and duplexes by right (both subject to standards).
- Allows bed-and-breakfasts by right; other small scale accommodations1 allowed with 

administrative review. (For purposes of this plan a B&B defined as lodging where 
owner proprietor resides on site – see footnote for details.)

- Allows home-based businesses by right (subject to standards); allows some larger non-
retail business activities subject to administrative review. 

  Development standards 
- Encourage retention of quasi-rural character. 
- Encourage attractive diverse housing types (vs. “cookie-cutter” subdivisions). 
- Encourage open space subdivisions as alternative to more typical lot layouts.

DT (DOWNTOWN MIXED USE) 
 Intent The intent of the DT district is to provide a mixed use business district in the core 

area of Homer, with safe, pleasant, and attractive circulation for pedestrians and vehicles.
 Primary Use Provide a concentrated, centrally located district in the center of Homer for 

a mixture of urban uses, including general retail shopping, personal and professional 
services, educational institutions, entertainment establishments, restaurants and related 
businesses, civic uses, recreation and residential uses. Create high quality public spaces 
(sidewalks, trails, gathering areas) and encourage pedestrian movement throughout the 
area; allow for a mixture of residential and commercial uses with conflicts resolved in favor 
of commercial uses. 

 Other Uses, Allowances and Specifications
- Areas served by public water and sewer, full range of other urban services
- Allow and encourage densities typical of small town, “main street” settings (sufficient 

concentration of uses to encourage circulation by foot). 
- Residential densities – multi-family dwellings; for example, up to 6 units per acre 

allowed by right; up to 14 units per acre with administrative review.
- Minimal building setbacks to create a friendly, pedestrian-oriented streetscape. 
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- Encourage parking off-site (e.g., allowing payment of a fee in lieu of meeting on-site 
parking standards, through shared parking arrangements, through reducing on-site 
requirements by providing public parking and protected pedestrian ways).

 Development standards include:
- Create an attractive, pedestrian-oriented environment (e.g., windows and doors that 

are close to the street, landscaped parking, standards to humanize buildings such as 
clearly articulated entries).

- Advisory guidelines re design character, so buildings and other structures within the 
district are compatible with one another and with the surrounding area.

- Consider establishing an overlay zone for Old Town so buildings in that portion of 
the district feature an “Old Homer” historical character. 

- Consider establishing a University district.

HOSPITAL DISTRICT
• Intent Acknowledge demand for medical services will increase with a larger, aging 

population. Enact zoning regulations that allow medical services to expand with the 
growing need for life long medical care, in a localized area near the hospital.   

- Work with area residents and business owners to identify desirable neighborhood 
character and appropriate performance standards such as building bulk and scale, 
density, signage, lighting and parking lot development. 

- Other issues may be identified and addressed through the zoning process.

EXISTING LAND USE CATEGORIES

RESIDENTIAL

UR (URBAN RESIDENTIAL) 
 Intent The R-1 district is intended to provide more intense residential development in the 

city core, in a manner that matches Homer’s small town character and encourages 
increased densities near pedestrian-oriented commercial areas.

 Primary Use Medium and medium-high density residential including single-family, 
duplex, and multiple-family; allow for a variety in housing types and housing price levels. 

 Other Uses, Allowances, and Specifications
- Areas generally served by water and sewer; central locations with excellent access to a 

range of urban services and facilities.
- Residential is primary use; but allows for other uses where these uses maintain 

residential character.
- Moderate lot size minimums (for example, 6000 square foot lots for single family 

homes).
- Allows bed and breakfasts by right, allows second units and duplexes by right (both 

subject to standards). (For purposes of this plan, a B&B is defined as lodging where 
owner proprietor resides on site.)

- Allows home-based businesses by right (subject to standards).
 Development standards 

- Encourage attractive, diverse housing types (vs. “cookie-cutter” subdivisions).
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- Ensure newer housing is compatible with character of older neighborhoods (for 
example, by requiring transitional densities, buffer uses).

RR (RURAL RESIDENTIAL) 
 Intent The R-3 district is intended to provide areas for low density residential 

development and limited agricultural pursuits. 
 Primary Use Low-density residential development in outlying locations, generally with 

less services and/or lower level of service than in urban areas. 
 Other Uses, Allowances, and Specifications

- Areas generally not served by water and sewer, nor likely to be served in the near 
future. 

- Larger lot sizes or cluster subdivisions to preserve sense of open space.  
- Allows accessory housing units by right (subject to standards).
- Allows bed and breakfasts by right, subject to standards (for purposes of this plan 

B&B defined as lodging where owner proprietor resides on site)
- Allows home-based businesses by right, subject to standards; allows some larger non-

retail business activities subject to administrative review.
 Development standards 

- Option for higher densities and cluster development. Encourage open space 
subdivisions as alternative to more typical lot layouts.

- Ensure newer housing is compatible with character of older neighborhoods. 

COMMERCIAL AND MIXED USE

CBD (CENTRAL BUSINESS DISTRICT)
 Intent The intent of the CBD commercial district is to provide a mixed use business 

district in the core area of Homer, with greater allowance for vehicular use than in the 
Downtown district, but still with a character that encourages pedestrian use. 

 Primary Use Provide a centrally located area within the City for a mixture of urban uses 
and activities, including general retail shopping, personal and professional services, 
educational institutions, entertainment establishments, restaurants and related businesses, 
civic uses, recreation, and residential uses. Allow a mixture of residential and commercial 
uses but conflicts resolved in favor of business. 

 Other Uses, Allowances, and Specifications
- Areas served by public water and sewer, full range of other urban services
- Allow and encourage relatively high densities (sufficient concentration of uses to 

encourage circulation by foot).
- On-site parking required (option for shared parking with an approved parking plan).
- Residential densities – for example, multi-family up to 6 units per acre - allowed by 

right  
 Development standards include:

- Create an attractive, pedestrian-oriented environment (e.g., landscaped parking, 
standards to humanize buildings such as clearly articulated entries).
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- Advisory guidelines regarding design character, so buildings and other structures 
within the district are compatible with one another and with the surrounding area.

- Control signage to maintain visual quality (for example, avoid large, highly illuminated 
signs).

RO (RESIDENTIAL OFFICE) 
 Intent The intent of the RO district is to allow for a range of residential and residential 

compatible uses. While allowing office, certain commercial and other business uses, 
buildings and sites must have a scale and character similar to single family detached or 
small multi-family homes. This district serves as a transition zone between commercial 
and residential neighborhoods. 

 Primary Use Provide a mix of low-density to medium-density residential uses with certain 
specified businesses and offices which may include professional services, administrative 
services and/or personal services, but does not include direct retail or wholesale 
transactions except for sales which are incidental to the provision of services. 

 Other Uses, Allowances, and Specifications
- Areas served by public water and sewer, full range of other urban services, close to 

other urban services. 
- Moderate lot size minimums (for example, 7500 square feet); allows for attached 

housing.
- Guide use to create/maintain an attractive highway environment

 Design and development standard 
- Required (not advisory) standards to maintain residential character/residential scale of 

buildings (e.g., height, setbacks, parking location, signage).
- Advisory design guidelines regarding building style (e.g., use of materials, architectural 

style). 
- Allow for limited commercial signage, consistent with overall goal of retaining a largely 

residential character. 

G-MU (Gateway Mixed Use)
 Intent The intent of the G-MU district is to provide land uses that primarily cater to the 

tourism and visitor industry of Homer and to promote year round activity. The gateway 
district serves as the primary roadway entry into Homer. It will provide an attractive built 
environment and promote those uses that will not compete with the DT, CBD and GC 
districts.

 Primary Use Promote mixed-use development, with emphasis on the visitor industry. 
Serve needs and interests of the visitor industry, as well as year-round residents and 
Homer's role as the Gateway to Kachemak Bay (not to conflict w/CBD). Minimize future 
traffic congestion along the Sterling Highway corridor and preserve the experience 
residents and visitors have when entering Homer by way of the Sterling Highway.

 Commercial uses are primary objective; focus on “Gateway” appropriate businesses such 
as visitor amenities, hotels – no gas stations, fast-food, strip development.

 Other Uses, Allowances, and Specifications
- Areas served by public water and sewer, full range of other urban services.
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- Allow and encourage relatively high densities (sufficient concentration of uses to 
encourage circulation by foot).

- Residential densities – for example, multi-family up to 6 units per acre - allowed by 
right; higher densities with administrative review or use dimensional standards like 
CBD above.

 Development standards 
- Advisory guidelines re “Gateway” design character. 
- Encourage parking behind buildings (through appropriate set-back rules).
- Design standards that create an entry point the community can be proud of - attractive, 

pedestrian-oriented to a degree (e.g., landscaped parking).
- Control signage to maintain visual quality (for example, avoid large, highly illuminated 

signs).

E-MU (EAST END MIXED USE) 
 Intent The intent of the E-MU district is to allow a wide variety of commercial, industrial, 

and heavy industrial uses in a district with access to the boatyard, marine services, and the 
airport; and to ensure such uses, which are important to Homer’s economy, continue to 
have a viable location.

 Primary Use Mixed-use development with fewer constraints on uses than existing GC-1 
and GC-2. Designed to accommodate the wide range of uses found in the area today, as 
well as other future uses; examples include industrial, marine-oriented, construction 
services (including batch plants), storage, and artist workshops. Residential and retail are 
allowable, but residential/retail and commercial conflicts will be resolved in favor of 
commercial/industrial uses.

 Other Uses, Allowances and Specifications
- Allows for mixed use, live/work, provides larger lots than would be available in 

CBD.
- On-site parking required.
- Guide use to create/maintain an attractive highway environment.

 Development standards 
- Minimal – basic guidelines for parking, setbacks.
- Encourage basic landscaping.
- Properties adjacent to the Conservation zone should use best management practices 

when developing near the southern edge of the property. Strategies may include, but 
are not limited to, 100 foot buffer zones along the southern property lines adjacent to 
the conservation areas, tree retention (bird habitat, moose cover), habitat  and 
vegetation retention, and storm water and pollution management techniques. 
Developers are encouraged to use a combination of techniques to minimize impacts 
within 100 feet of the south property line and to provide for storm water filtration. 
Development is encouraged to concentrate on the northern portions of these lots.

GC-1 (GENERAL COMMERCIAL 1)
 Intent The intent of the GC-1 district is to provide for auto-oriented business.
 Primary Use Provide for a diverse array of commercial, retail, and civic uses; commercial 

uses are primary objective. Applied in locations where the auto is primary means of access.
 Other Uses, Allowances, and Specifications
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- Areas served by public water and sewer, full range of other urban services.
- Residential densities – for example, residential uses up to 6 units per acre allowed by 

right; higher densities with administrative review or use dimensional standards like 
CBD above.

- On-site parking required (option for shared parking with an approved parking plan).
- Guide use to create/maintain an attractive highway environment.

 Development standards include:
- Control signage to maintain visual quality (for example, avoid large, highly illuminated 

signs).
- Provide for safe pedestrian circulation. 

GC-2 (GENERAL COMMERCIAL-2)
 Intent The intent of the GC-2 district is to locate commercial and industrial uses where 

access to transportation infrastructure is a primary consideration. This district will also 
serve as a reserve to allow for future commercial and industrial expansion.

 Primary Use Promote a sound heavy commercial area within the community with good 
access to main roads, and reserve land for future industrial expansion. Designed to permit 
manufacturing, processing, assembly, packaging, or treatment of products within enclosed 
utilities and facilities required to serve these uses. Residential uses permitted, recognizing 
the primacy of light industrial and commercial activities. Residential uses limited; certain 
retail enterprises limited. Performance standards for heavy commercial uses, especially 
where the district abuts other zoning districts. Allows for heavier commercial uses – 
manufacturing, processing, packaging, and support of airport activities / needs.

 Other Uses, Allowances, and Specifications
- Accessible by vehicle/direct access.
- Allows for mixed use, live/work, provides larger lots than would be available in CBD
- On-site parking required.

 Development standards include: 
- Minimal – basic guidelines for parking, minimal setbacks
- Encourage basic landscaping, screening

MC (MARINE COMMERCIAL) (See also 2011 Homer Spit Comprehensive Plan)
Provide adequate space for the commercial needs which service and support water-dependent 
industries and facilities; encourage adequate separation between allied but potentially incompatible 
commercial and industrial uses while providing proximate locations for the mutual benefit of such 
water-oriented commercial and water dependent industrial uses. Commercial enterprise permitted to 
the extent that it services and supports the water-dependent industries which are important to Homer's 
economic base (e.g., fishing, marine transportation, off-shore energy development, recreation, and 
tourism) and to the extent that location elsewhere creates unnecessary hardship for the users of such 
commercial services. Performance standards are required to minimize the impact of commercial 
development on the natural features on which it depends.

MI (MARINE INDUSTRIAL) (See also 2011 Homer Spit Comprehensive Plan)
Provide adequate space for those industrial uses that require direct marine access for their operation 
and to encourage the most efficient utilization of land. Promote marine-dependent industries 
important to Homer's economic base (e.g., fishing, fish processing, marine transportation, off-shore 
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oil development, and tourism); give priority to those uses, and minimize conflicts among industrial, 
commercial and recreational uses.

OSR (OPEN SPACE—RECREATIONAL)
Promote public recreational opportunities while protecting natural and scenic resources. Give priority 
to pedestrian uses over motor vehicles uses and preserve public access to the tidelands. All 
development proposals in the district will be evaluated in terms of their compatibility with natural 
hazard and erosion potential and their effect on scenic vistas and public access.

CO (CONSERVATION)
 Intent The conservation district is applied to sensitive public and in some instances private 

lands that are critical to the maintenance of fish and wildlife resources, serves important 
watershed protection areas, or serves other key environmental functions. These lands are 
to be maintained in an undisturbed and natural state, except for enhancement projects. 
Private landowners may agree to have this designation on their property. The Green 
Infrastructure map discussed is an important reference in identifying conservation areas. 

 Primary Use Acceptable uses in this district include undeveloped open space, parks with 
passive recreation activities and facilities (e.g., wildlife viewing, nature walks, educational 
and interpretive uses) and other uses that do not change the character of the land or disrupt 
fish and wildlife. Passive recreation activities are secondary to habitat protection and 
enhancement. Private landowners may agree to have this designation on their property.

 Development standards include: 
- Where applied to private lands, specific development strategies and standards are 

needed to balance the interests of private land owners with the need for protection of 
functionally valuable, sensitive natural areas. 

- Consider requiring a 100 foot habitat buffer on all lands bordering the airport area 
conservation zone, as discussed under the East End Mixed Use zone.

BCWP (BRIDGE CREEK WATERSHED PROTECTION DISTRICT)
Prevent degradation of water quality and protect the Bridge Creek Watershed to ensure its continuing 
suitability as a water supply source for the City's public water utility. Restrict land use activities that 
would impair the water quality or increase the cost for treatment.
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 Appendix B – Annexation Process

Summary

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 periphery 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 (currently sales tax provides the majority of the city’s revenue. 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)

Step 1: 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. 

Step 2: Develop a fair, planned process for involving affected members of the public when 
considering annexation.

Step 3: Develop land use and infrastructure policies to address issues such as access and water use 
for areas that may be annexed in the future.
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Step 1: 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 services which benefit landowners, 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 the 
area of the Bridge Creek water reservoir 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 resources (trails, greenbelts, water and drainage ways) 
are already in existence or may be easily developed.

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

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

5. 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. 

Step 2: 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 understand how 
annexation may affect them. 

2. Prior to proceeding with any annexation petition, the City, working 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 
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of the study will be incorporated into any annexation proposal submitted to the Alaska Local 
Boundary Commission. 

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

4. 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 service 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.

5. 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 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 
different 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.

Step 3: 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.

2. 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 
26% of occupied homes 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 Chapter 6, Public Services 
and Facilities, Goal 1, Objective C, for more on water use).
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 Appendix C – Background Land Use Information

Index

2016 Zoning Map C-2
2005 Wetlands Map C-3
Existing Water and Sewer Infrastructure Map C-4
Flood Plain Map C-5
Coastal Erosion Map C-6
Green Infrastructure Mapping C-7 – C-10
Land Suitability Mapping C-11
Woodard Creek Plan Excerpt C-13
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Green Infrastructure Mapping
Following is a draft Green Infrastructure Map developed by DnA Design of Homer as part of an 
independent project with the local Soil & Water Conservation District. The map was developed as a 
way to define lands viable for future development while considering the need to protect drainage, 
open space, and other environmental features that would complement development. The project 
defines incentives for developers to consider landscape systems in their projects while maintaining or 
enhancing their bottom line. The green infrastructure elements are determined by overlaying scientific, 
ecological, and economic values to provide not only an ecological benefit, but also quantifiable 
economic and quality of life benefits. Since Green Infrastructure (GI) looks at larger scale landscape 
systems, the map extends beyond the boundaries of the city to include entire watersheds and other 
key features that cross the political boundary of the city limit. The map legend categories are defined 
more precisely as follows:

Highly Developable/Developed (white)
Areas that are well suited for development or are already developed.

Some Green Infrastructure Elements (yellow)
Areas that are well suited for development with consideration of larger landscape systems, such as 
storm water management, upland-wetland complexes, poor soils, unstable slopes, trails, habitat, etc. 
These areas will likely have associated incentives to maintain environmental systems while enhancing 
land values.

Important Green Infrastructure Elements (light green)
Development in these areas should consider the specific Green Infrastructure characteristics present. 
These are not critical natural areas. However, if development in these areas is not careful, it will 
negatively impact larger landscape systems. Construction costs in these areas will probably be higher 
if the natural characteristics are not considered. These are areas where the public and property owners 
should be made aware that there is some important characteristic that they should consider protecting 
(such as steep slope, valuable wildlife habitat, adjacent creeks, trails or wetlands). Carefully planned 
development that preserves or enhances Green Infrastructure elements can add value to real estate, 
for example, by retaining natural features and wildlife. These are areas that would benefit from clear 
development guidelines to preserve landscape systems, and would be eligible for special development 
or restoration incentives. 

Critical Green Infrastructure (dark green)
These areas have sensitive or critical landscape systems, processes, or connections and are most 
appropriate for conservation. They are predominantly areas with steep slopes, critical wetlands, poor 
soils, or other sensitive landscape features. These areas would likely be very difficult and expensive to 
develop, and are limited by existing federal regulation. Development in these areas will cause 
significant impacts on natural systems, neighboring properties and possibly view sheds, and will 
increase the risk and associated costs due to natural hazards. These areas should be considered 
amenities for the city and its residents because of their value for storm water management, habitat 
protection, view shed protection, open space, and trails. Options for preserving these lands should by 
explored, for example, through conservation easements, land or development trades, or other creative 
incentives, particularly for areas held in private ownership.
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Mapping Background

This Green Infrastructure Map is generated from spatially explicit GIS base maps which include the 
following characteristics:

 Soils  Storm water management

 Creeks and drainages  Wetlands

 Slopes  Vegetation habitat

 Bluff erosion  Wildlife habitat
 Construction costs (essentially 

development costs due to slope, 
road access, soils, wetlands, open 
water and drainages) 

 Accessible lands–lands already served 
by road and water and sewer (basically 
a weighted buffer by infrastructure 
construction costs)

 Trails and public amenities  Views and view sheds

Specific steps to establish a system of green infrastructure include those outlined below; the Green 
Infrastructure Map provides a simplified illustration of this approach: 

1. Identify and map individual environmental features and processes – erosion areas, wetlands, 
steep slopes, aquifer recharge areas, shoreline access points, critical view sheds, etc. 

2. Identify open space and recreation areas – trails, parks and recreation use areas, view sheds 
and other features that are best protected by allowing the land to remain largely undeveloped.

3. Overlay mapped environmental features with open space and recreation areas to create an 
integrated “green infrastructure” network map. This should identify features such as stream 
corridors and trails that cross multiple properties. Also identify areas that may be able to 
support development, but will require special standards to maintain environmental quality 
(e.g., steep slope areas). 

4. Limit areas included in the green infrastructure map to those of highest value or greatest 
constraint. For example, the map should identify the most important trails, the most important 
wetlands and streams, and the steepest slopes. 

5. Formally adopt the map, recognizing that site-specific developments may lead to changes in 
the features that need protection for particular development projects.

6. Establish a formal process that balances the long-term communitywide benefits of the green 
infrastructure concept with short-term impacts on individual private landowners.
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Note: The map shown on this page is provided only as an illustration. It was developed by the Homer Soil and Water Conservation District and is included in this document for descriptive purposes 
only. While illustrating the general objectives for green infrastructure that are endorsed by this plan, this draft map will not be adopted as part of this comprehensive plan.
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Memorandum 
TO:  Mayor Zak and Homer City Council  

FROM:  Katie Koester, City Manager  

DATE:  June 20, 2018 

SUBJECT:  June 25 City Manager Report 

Junk Vehicle Removal on Main Street 

The City has received multiple complaints about a house in the heart of Old Town and near visitor 
attractions that has a perpetual sale advertised, multiple junk cars, and a yard full of odds and ends 
overflowing into the right of way. Planning has notified the owner of the zoning violations and seen limited 
response beyond covering the junk vehicles up with tarps. The neighbors approached Homer Police 
Department with an outside the box approach to work with the Department to offer to purchase (for a 
nominal price) and dispose of the vehicles. We estimate the cost to properly drain and bring to the dump a 
junk vehicle to be around $300 which would be charged to the vehicle impound budget at HPD. I hesitate to 
set the precedent that the Homer Police Department is in some way in charge of cleaning up junk around 
Homer, as that is not a responsibility the Department has the capacity to take on. However, this is a case 
where there the need is extreme, the location very visible, and the neighbors are willing to help organize 
and fund the small project. Unless Council expresses concern, I will proceed with hopefully working with the 
neighbors and property owners help abate the issue.    

Landslide Mapping and Hazzard Analysis 

Given the heightened awareness and safety concerns for slope stability and erosion in Homer, City staff and 
Councilmembers have been relentlessly looking for opportunities to address this issue. To that end, in 
January of this year the Planning Department expressed interest with the State of Alaska Division of 
Geological and Geophysical Surveys on applying for a FEMA grant to assess the landslide hazard potential in 
certain areas of Homer. The State has received word that FEMA is interested in funding the study, which 
would commence this fall and be completed the summer of 2020. This is great news as it will provide 
reliable data to assess risk and inform the Planning Commission’s work on a potential Natural Hazzard 
Overlay district. The assessment will be performed by the Alaska Division of Geological and Geophysical 
Surveys on behalf of the City of Homer using lidar mapping.  

PenAir 

I was hoping to be requesting approval of a lease application for PenAir, however we received the attached 
correspondence that indicated they are still struggling with Chapter 11. I am encouraged that their market 
study indicated Homer is a good location and will keep Council informed of any progress on the lease. 
Under the new lease code you are adopting tonight, the final lease will require City Council.  
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Friends of the Homer Library Recognized 

The Friends of the Homer Library are included in the 2018 Contributions to Literacy in Alaska (CILA) awards 
for their Books on Board program. Books on Board is a totally volunteer effort where the Friends stock the 
bookmobile with donated books that are given to children and adults, who are encouraged to exchange 
other books for them. Volunteer drivers take BOB to various locations in the Homer area on a regular 
schedule. BOB was awarded the CLIA Sue Sherif Award for Literacy, named for a longtime Alaska librarian 
pivotal in supporting literacy efforts through the state library system. 

Enc:  
Executive Summary for Landslide Mapping Project 
Letter from PenAir 
ACOE Notice of Receipt of Scoping Comments 
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EXECUTIVE SUMMARY: 
Proposed Homer Landslide Hazard Assessment 
 
State of Alaska, Division of Geological & Geophysical Surveys 
Contact: De Anne Stevens, Chief – Engineering Geology Section 

  E-mail: deanne.stevens@alaska.gov  |  Phone: 907.451.5014 

 
INTRODUCTION 
The Alaska Division of Geological & Geophysical Surveys (DGGS) proposes to conduct a landslide hazard 
assessment for the city of Homer, Alaska. Landslides are dangerous natural hazards that occur in mountainous 
areas and regions of unstable slopes throughout Alaska. Particularly because these hazards can be exacerbated by 
significant earthquake shaking DGGS proposes to conduct a landslide hazard assessment for the city of Homer, 
Alaska. This project will acquire and utilize lidar data in combination with geospatial analysis, unpublished field 
data, and modeling to produce the most extensive and up-to-date assessment of landslide susceptibility and runout 
in and around Homer. Resultant GIS layers of landslide deposits, landslide susceptibility and potential runout 
simulations will be suitable data inputs for FEMA’s multi-hazard RiskMAP analysis for Homer.  

DGGS has the computational power and personnel needed for the proposed tasks and the city of Homer has 
expressed interest in a landslide analysis, adopting a resolution in September 2017 to consider a natural hazards 
overlay district or other appropriate zoning regulation in and around the Baycrest subdivision. Additionally 
DGGS and city officials recent met via teleconference to discuss potential geologic hazards in the area. 

LANDSLIDE MAPPING AND HAZARD ANALYSIS 
This study will utilize bare-earth DEMs generated from lidar data along with best available imagery and existing 
information to complete landslide inventory mapping.  Baseline landslide mapping and landslide susceptibility 
mapping will be carried out using the lidar-analysis protocols developed by the Oregon Department of Geology 
and Mineral Industries (DOGAMI) (Burns and Madin, 2009; Burns et al. 2012) Hazard from debris flow runout 
will also be evaluated using the USGS landslide model Laharz_py (Schilling, 2014). This model uses physically 
motivated and statistically calibrated power law equations combined with detailed topography to define the source 
area of debris as well as the likely debris inundation and potential runout extent. The model uses runout 
information from previous landslides to calibrate internal variables. 
 
SITE VISIT 
A site visit will be performed during completion of the project to discuss mapped products with local city 
officials, so that all deliverables of the project are not only able to be incorporated into RiskMap, but also 
community planning methods. 
 
PERIOD OF PERFORMANCE 
The proposed project will begin October 1, 2018, and be completed June 30, 2020 

DELIVERABLES 
1) Landslide Risk Map – The Landslide Risk Map activity includes developing a map(s) that depict the 

Landslide Risk in Homer. This activity will include an inventory map of existing landslide deposits, a 
map of landslide susceptibility, and landslide hazard maps with potential runout limits. 

2) Landslide Risk Database – The Landslide Risk Database will enable the creation of other products 
including the Landslide Risk Map. 
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