
HOMER ADVISORY PLANNING COMMISSION  MAY 15, 2013 

491 E PIONEER AVENUE  6:30 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 Planning Commission regarding matters on the agenda that are not scheduled for public hearing or 

plat consideration.  (3 minute time limit).  
 

4. Reconsideration 
 

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 and considered in normal sequence. 

A.  Approval of Minutes of May 1, 2013 meeting 
 

B. Draft Decisions and Findings for CUP 13-05, 1496 Lakeshore Dr. Request to build a 4-plex in the General 

Commercial 1 District 

6. Presentations 
 

7.  Reports  

A. Staff Report PL 13-44, City Planner’s Report  
 

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. 
  

9. Plat Consideration 
A. Staff Report PL 13-41 Stream Hill Park Unit 2 Resubdivision of Lots 35 & 45 Preliminary Plat 
 

10. Pending Business 
A. Staff Report PL 13-43 Transitional Residential Zone R-2 
 

11. New Business 
A. Staff Report PL 13-42 Fishing Hole Campground Site Plan 

  

12. Informational Materials 
 A. City Manager’s Report from May 13, 2013 City Council Meeting 

B. Kenai Peninsula Borough Planning Commission and Plat Committee Agendas for May 13, 2013. Meetings 

and Work Session to be held in the Quarterdeck Room of Land’s End Resort on the Homer Spit. 
 

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

 

14.  Comments of Staff 
 

15. Comments of the Commission 
 

16.  Adjournment 
Meetings will adjourn promptly at 9:30 p.m.  An extension is allowed by a vote of the Commission. 

Next regular meeting is scheduled for June 5, 2013. A work session will be held at 5:30 pm. 
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STAFF REPORT PL 13-43 

 

TO: Homer Advisory Planning Commission 

THROUGH: Rick Abboud, City Planner 

FROM: Julie Engebretsen, Planning Technician  

MEETING: May 15, 2013 

SUBJECT: Transitional Residential Zone R2 

 

    

Introduction 

Every time I think about how to regulate housing in the R-2 district, I get stuck. A standard like one 

dwelling unit per 10,000 square feet is very simple. But, it also limits the possibilities for a better design 

that allows more housing. In this staff report, I’d like to talk about some ‘form based, or performance 

zoning‘ concepts. 

 

Analysis 

One of the ways communities regulate buildings is to be very specific about how big, and where on a lot 

a building and its parking can be located. This idea is called ‘form based zoning.’ We have examples of 

it in our Community Design Manual. There are a range of design ideas available to a developer, or, they 

can come up with a better design.  

 

I think we can use this idea in the R-2 districts. These are rural areas that will become denser over time. 

I grew up in an area that had a lot of unregulated infill during the 1980’s, and it was ugly. 20+ years 

later, those new homes are still ugly and don’t fit with their immediate neighbors. I’d like Homer to 

avoid that!  New housing units can be a similar size (square footage), number of stories, type of exterior 

material, roof style, etc, as what is already on the street.  

 

A good example of this idea is Commissioner Sonneborn’s two houses on the corner of Bunnell and 

Main St. There were already several larger two story buildings on the street. So the building she built, 

also two stories, and architectural style and materials fits with the neighborhood.  These buildings are 

‘context sensitive’ meaning they fit with their surroundings. But, if you moved those same buildings to 

another location, lets say on Soundview Ave right across from West Homer Elementary, they might not 

look so great. They would be taller than the other existing homes, they would be a lot closer to the street, 

they wouldn’t ‘fit.’ 

 

Also in old town, several of the commercial buildings have front porches. This repeated architectural 

theme helps the neighborhood seem more cohesive. Residential construction can achieve the same thing 

using setbacks and other controls. Building envelope is another way to describe the area within a lot that 

development may occur. Most communities are much more specific than Homer city Code on setback 

requirements. This causes homes to be a more uniform distance from the street, and side to side on a lot. 
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Since we are a community on a hillside we need some flexibility, but our current one-size fits all rules 

are not leading us down the path of being an attractive community. Not that everything has to be the 

same, but I think there may be some basic ideas the Commission and community might agree on moving 

forward. 

 

 

 Lot size: R-5, 5 lots per acre, up to 10 units outright. (Duplex on an 8,700 sq ft lot). Rules on lot 

coverage, square footage/stories. setbacks, parking lot configuration 

 

Staff Recommendation 

Review principles and have discussion related to the values presented 

 

 

 

 

 

Attachments 

 

1. Draft guiding principles/values  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



R-2 Draft guiding priciples/values                                                 JE 5/1/13 

I have thought a lot in the past couple weeks about the proposed R-2 zoning district. Its not easy to have 

a one size fits all solution for Homer’s growing neighborhoods. A few things have become apparent. I’d 

like to share them as we start talking about how parts of Homer have and are shifting from rural to more 

suburban type development. I’d like to use some of these thoughts as guiding principles as we talk 

about these changes. I also included some of the community values from chapter 3 of the Comp Plan.  

Do you have a value you’d add to this list? 

1. Having access to City sewer is important for infill. Access to city water is nice, but with our poor soils, 

density should probably be focused in areas with city sewer.  Guiding Principle; Availability of city sewer 

determines zoning changes to higher densities. 

2. Homer’s water and sewer infrastructure is very hit and miss! Some neighborhoods have both services; 

a large adjoining property might have only water. As a result, it may be years and years before all of the 

areas shown on the Comprehensive Plan map can be up zoned for more density. Guiding Principle: 

Public and private investment in extending sewer services play a major role in the growth of our 

community. 

3. There are people who specifically move to town because they want city services like water and sewer. 

Large lot development is expensive for city services (higher rates and taxes, lower affordability). Guiding 

Principle: City policies should support residents building homes and living in the City, at appropriate 

densities where infrastructure is available.   

4. There are neighborhoods that could be rezoned today, with few impacts. There are other areas where 

residents may have more concerns. Guiding Principle: Up zoning will happen in areas when it will solve 

zoning problems, accommodate growth/new housing. In areas where there are steep slopes, high value 

wetland areas or other physical development constraints to more dense development, rezoning will be 

more carefully considered. 

5…..(Pattern book thoughts) growth is slow in rural communities; buildings or developments that go in 

today remain unchanged for long periods of time. Good and bad outcomes of development will remain 

for a generation. (Read up on book again, use some ideas… Don’t have affordable housing near schools? 

Homer kids will never walk to school. Have lots of senior housing? We will continue to attract new 

seniors, and keep those who are here will housing options through end of life care. That’s good…need 

full spectrum. Guiding Principle: Zoning changes, development and infrastructure should be viewed as 

long term investments, and focused on areas where change will have positive benefits. 

Please review “Getting the Density you want” Planning Commissioner’s Journal, Number 74, Spring 2009 

PP. 14-19. From past packet. 
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