
Phase 2: Title 21 Update
Kickoff Meeting with Homer Planning Commission

March 5, 2025
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What We’ll Cover

• Introductions
• Schedule & tasks
• PC role 
• Examples from another 

AK community!
• Priority areas for 

update
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Introductions

Shelly Wade, AICP
Molly Mylius

Erin Perdu, AICP
Kristin Baldonado, AICP
Kribashini Moorthy, AICP-CDena'inaq ełnen'aq' gheshtnu ch'q'u yeshdu. 

We live and work on the land of the Dena’ina.
Translation by J. Isaak and S. Shaginoff-Stuart
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Proposed Project Schedule & Scope – 2025
Task Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec

1. Data Collection, Background 
Research and Analysis ■ ■

2. Technical Review of Existing Code 
and Recommendations ■ ■

3. Public Participation Process ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■
4. Preparation of Vision, Values, Goals, 
Objectives, Recommendations by Code 
Type

■ ■

5. Draft Code ■ ■ ■ ■ ■
6. Presentations ■ ■ ■ ■ ■ ■ ■ ■ ■
7. Final Code ■ ■ ■
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Initiate adoption 
and approval



Task 1: Data Collection, Background Research and Analysis
Responsibility Deliverables

• Lead: Stantec 
• Support: Agnew::Beck 
(Project Manager) 

Timeline:
January-February 2025

 

• Facilitate kickoff meeting with city staff, including agenda development and 
meeting documentation with action items and assignments identified. 

• Prepare a Phase 2 work plan identifying team roles and responsibilities, 
communication preferences, and a detailed project timeline. 

• Summary of key findings and emerging recommendations from the data 
collection, background research, and analysis. 

• Project management tasks including team coordination/communications, 
invoicing, budget management, etc. 

Would include results/summary 
of 2024 Planning Commission & 

City Council Preliminary Title 
21- Focused Work Sessions

We have an initial list of Title 21 
issues, by code component, 

featuring input from the Planning 
Commission and City Staff
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Task 2: Technical Review of Existing Code and Recommendations
Responsibility Deliverables

• Lead: Stantec 
• Support: Agnew::Beck 
(Project Manager)

Timeline:
March – April 2025
 

• Code audit of current Title 21 Zoning and Planning Code, 
including a zoning map with notes that identifies areas and 
parcels that are inconsistent with the land use place types map 
with potential district recommendations. 

• Diagnostic report identifying steps needed to update the code. 

NOTE: As discussed at the November 20th Planning Commission Title 21 Work Session – other parts of the 
city code that are problematic, that also potentially need revising, may be identified during the Title 

21 review and update process. Although this process will not result in revised code for areas outside of 
Title 21, these suggestions will not be lost! We will capture these ideas in the record for future 

consideration. Example: Valdez Title 17 Zoning Code Revision Process & recognition of Title 18, Subdivision 
Code, as necessary next step to align with revised zoning code. They are doing this process now, having 

completed their zoning code update.
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Task 3: Public Participation Process
Responsibility Deliverables

• Lead: Agnew::Beck (Project 
Manager)
• Support: Stantec

Timeline:
Ongoing throughout 2025
 

• Public participation plan (part of work plan) that identifies 
a timeline for stakeholder and community engagement and 
outreach strategies; and a list of potential interview and 
survey questions. 

• Ongoing: Outreach materials as identified in the public 
participation plan, including presentation slides, e-
newsletters, press releases, and other tools. 

• Documentation of engagement efforts, including meeting 
notes. 

• Website. Launch a new website for Phase 2.

Community Meetings (in person, with virtual option): 
potentially late April 2025
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Task 4: Preparation of Vision, Values, Goals, Objectives, and 
Recommendations for Code Type
Responsibility Deliverables

• Lead: Stantec 
• Support: Agnew::Beck 
(Project Manager)

Timeline: 
April – May 2025
 

• Summary of recommendations to code format/structure, 
code components, and regulatory topics, to include a best 
practices zoning code comparison summary. 
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Task 5: Draft Code

Responsibility Deliverables

• Lead: Stantec 
• Support: Agnew::Beck 
(Project Manager)
 
Timeline: 
May - September

• Internal draft of Title 21 – Zoning and Planning Code 
document using Microsoft Word. 

• Public Review Draft of Title 21 – Zoning and Planning Code 
document using Microsoft Word. 
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Task 6: Presentations
Responsibility Deliverables

Lead: Stantec 
Support: Agnew::Beck 
(Project Manager)
 
 
Timeline:
Presentations will occur 
throughout 2025

• Quarterly meetings and work sessions with the Planning 
Commission and other boards and commissions as 
identified in the public participation plan. 

• Final code presentations to the Planning Commission 
and City Council. 

• Meeting materials (including agendas, cover memos or 
reports, and code sections) for staff review prior to each 
meeting. 
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Task 7: Final Code

Responsibility Deliverables

• Lead: Stantec 
• Support: Agnew::Beck 
(Project Manager)
 

Timeline: 
October – December 
2025

• Summary of public comments received during the public 
review period, with a proposed set of amendments/ 
recommendations for addressing public comments. 

• Meetings with city staff, Planning Commission, and City 
Council to review and discuss proposed next steps and 
prepare for code review/approval. 

• Finalize the code and updated zoning map. 
• Final transfer of all relevant files to the city clerk and planning 

department. 
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Planning Commission Role and 
Meeting Frequency
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Planning Commission Role

Purpose:
• Advisory body for the Title 21 Update process.

Role:
•  Share guidance, feedback, and local knowledge 

during the code drafting process; review draft code.
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Meeting Frequency

• Short monthly updates during regularly scheduled meetings

• Longer quarterly conversations, tentatively:

March May September November

Introductions, 
timeline, 
process, roles

Community outreach 
summary and code 
audit that identifies 
conflicts, challenges, 
observations

Review, confirm 
proposed draft code 
before public review 
draft is released

Review proposed 
revisions and 
advise on 
finalization
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Connections to the Draft Comp Plan 
(Part of Task 1 – Background Research)
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Comprehensive Plan impacts on Zoning Code
• Key message: create attainable housing through land use (zoning reform)

– Rezone to allow for higher densities
– Opportunities for compatible mixed use
– Encourage development in well-served areas
– Allow more housing types (accessory dwelling units, tiny homes, 

courtyard, manufactured and modular homes)
• Remove regulatory barriers (compact, infill development)
• Clear and predictable approval process
• Explore form-based approaches
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Examples from the City of Valdez
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Examples Code Revision Products from Valdez 
• The City of Valdez also paired their comprehensive plan update and zoning code revision 

processes (with a short “break” in between of about one year).
• Agnew::Beck and Stantec supported the City of Valdez in their Title 17 Zoning Code 

Revision process in 2022 – 2024. The revised code was unanimously adopted in the 
summer of 2023.

• The project website for the Valdez effort can be found here:  https://zoningvaldez.com/.
• Example tools that the Agnew::Beck team prepared for the code revision process 

include: 
– Open house guiding slides and posters (over 100 participants).
– Community survey and summary of results. 
– Redlined copy of the revised code showing existing code and proposed revisions. 
– Guide for Reviewing the Revised Code and a detailed list of major changes that 

reference specific code sections and description of each change. 
– And many more resources – check out the project website! 
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https://zoningvaldez.com/
https://zoningvaldez.com/wp-content/uploads/2023/03/03-16-23_VDZ-Zoning_OpenHouse_Slides.pdf
https://zoningvaldez.com/wp-content/uploads/2023/03/VDZ-Zoning_OpenHs_Posters.pdf
https://zoningvaldez.com/wp-content/uploads/2023/05/May2023_VDZ-ZoningT17Revision_SurveySummary.pdf
https://zoningvaldez.com/wp-content/uploads/2023/12/Valdez-Title-17-Public-Hearing-Draft-REDLINE-12282023.pdf
https://zoningvaldez.com/wp-content/uploads/2023/10/Oct2023_ValdezT17ZoningCodeRev_GuidetoRevCode_10-17-23.pdf
https://zoningvaldez.com/wp-content/uploads/2023/11/Title-17-Annotated-Listing-of-Major-Changes-10262023.pdf
https://zoningvaldez.com/


Valdez Example: 
Steps
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Valdez Example: 
Housing Related 
Changes
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Valdez Example: 
Shop-House
(did not present 
this slide at March 
5th Planning 
Commission 
Meeting)
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Valdez Example 
– Examples of 
Code 
Simplification
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Valdez Example – 
Redlined copy of 
current code
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Discussion 
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Guiding Question:

Of all the issues identified with the current 
code, which one is your TOP priority?

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

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