Office of the City Clerk
491 East Pioneer Avenue

City Of Homer Homer, Alaska 99603

www.cityofhomer-ak.gov clerk@cityofthomer-ak.gov
(p) 907-235-3130
(f) 907-235-3143

Memorandum
TO: PORT & HARBOR ADVISORY COMMISSION
FROM: RACHEL TUSSEY, DEPUTY CITY CLERK

DATE: FEBRUARY 19, 2019
SUBJECT: LAND ALLOCATION PLAN/OVERSLOPE DEVELOPMENT

At the January 23, 2019 regular meeting, the Port and Harbor Advisory Commission reviewed and
approved recommended changes to the 2019 Land Allocation Plan. This agenda item sparked a
broader discussion on overslope development, how it is laid out in City Code, and what the process
would be to make changes to either the code or plan.

| spoke with Julie Engebretsen, Deputy City Planner, and she provided the following information for the

commission:

1. HCC21.46 Small Boat Harbor Overlay District - This is the section of city code that addresses the
majority of overslope development. Although this set of rules has been on the book for nearly 10
years, only the Harbormaster’s Office has been built under these rules. City code can be amended
a number of ways, but a memo to the City Council with a request for referral to the Planning
Commission is one path forward.

2. Homer Spit Comprehensive Plan Excerpt Re: Spit Development - The zoning code is guided by
the Homer Spit Comprehensive Plan, adopted in late 2011. This document is not easy to amend.
Goals 1.2 and 3.1 specifically addresses overslope development. Reading through the whole
implementation section provides good background for talking about Spit development.

RECOMMENDATION

Informational materials provided for Commission review. Any actions must be made by motion, e.g.
making a recommendation to City Council, requesting Staff to schedule a joint worksession with the
Planning Commission, or plan to make a presentation at a future Planning Commission meeting.
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21.46.010

SMALL BOAT HARBOR OVERLAY DISTRICT

Chapter 21.46

SMALL BOAT HARBOR OVERLAY
DISTRICT

Sections:

21.46.010 Purpose and intent.

21.46.020 Overlay district boundaries.
21.46.030 Applicability.

21.46,040 Conditiona} uses.

21.46.050 Overslope platform standards.
21.46.060 Architectural standards.
21.46.070 Signs.

21.46.080 Landscaping.

21.46.090 Axchitectural plans.

21.46.010 Purpose and intent.

The purpose of the Small Boat Harbor Overlay
District is fo establish additional development reg-
ulations specifically designed for the unique nature
and needs of water- and tourism-oriented uses on
platforms over the small boat harbor. These regula-
tions will delineate special performance and design
stahdards, eéncourage mixed use developments
which contribute to the stabilization of water-
dependent and water-related uses, encourage the
link between the marine business and general busi-
ness sectors of the community, and encourage safe
and enjoyable access along the harbor’s edge.
[Ord. 09-44(8) § 3, 20091

21.46.020 Overlay district boundaries.

The Small Boat Harbor Overlay District applies
to the property described as Lot G-8 and Small
Boat Harbor, Homer Spit Subdivision No. Two,
T6S, R13W, Sections 35 and 36, and T7S, R 13W,
Sections 1 and 2, Seward Meridian, as shown on
Plat No. 52-50. [Ord. 09-44(8} § 3, 2009].

21.46.030 Applicability.

Unless otherwise noted, the requirements of the
Small Boat Harbor Overlay District apply to all
development and are in addition to the require-
ments of the underlying zoning district. Where a
requirement of the underlying district conflicts
with a requirement of the overlay district, the over-
lay district requirement shall govern. [Ord. 09-
44(8S) § 3, 2009].

21.46.040 Conditional uses.

The following uses may be permitted in the
Small Boat Harbor Overlay District when autho-
rized by conditional use permit issued in accor-
dance with Chapter 21.71 HCC:

a. Overslope development. [Ord. 09-44(S) § 3,
20091,

21.46.050 Overslope platform standards.

An oversiope platform shall comply with the
following standards:

a. An overslope platform shall be 40 feet deep,
and shall be not less than 40 feet nor more than 240
feet wide.

b. There shall be a minimum 20-foot setback
separating an overslope platform from a dedicated
right-of-way. Except as provided in the preceding
sentence, there are no setback requirements for
overslope plaiforms, and an overslope platform
may be constructed to the lot line,

¢. An overslope platform that is used for the
docking of boats shall be designed to bear the loads
associated with that use, and include suitable rail

" ‘access, pates, stairt and fenders.

~ d. The bottom of the lowest structural member
of the lowest floor of an overslope platform
{excluding pilings and columns} shall be at least
one foot above the base flood elevation.

e. The area of an overslope platform that at the
time of its construction is within 15 feet of the edge
of a ramp shall be used as a public access area,
within which no sales or commercial activity may
occur. Such a public access area shall not be
counted to meet apen space or landscaping require-
ments,

f. Direct access from an oversiope platform to
the ramp shall be limited to avoid user conflicts,
Gates or other moveable barriers that facilitate
loading and unloading may be used to control
access. [Ord. 09-44(8) § 3, 2009].

21.46.060 Architectural standards.

Overslope development shall conform to the
following architectural standards:

a. All buildings on the same overslope platform
shall receive a common architectural treatment.
The main color of the exterior walls of all buildings
on an overslope platform shall be one or more earth
or seascape tones.
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21.46.090

b. Not less than five percent of the area of an
oversiope platform area shall be outdoor public
open space.

¢. Overslope development shall include pedes-
trian wallkways that provide direct access between
common areas in the overslope development and
public rights-of-way.

d. Opaque walls, fences or planter boxes, or any
combination of them, shall be used to screen
mechanical equipment and trash containers from
view in adjacent public areas.

e. The design of structures and outdoor pedes-
trian areas shall take into consideration environ-
mental factors such as prevailing wind, salt spray,
solar exposure, snow and heavy rains.

f. Along the length of a building, the roofline
shall not be continuous for more than 60 feet.
Roofs shall be gabled.

g. The maximum height of a building measured
from the overslope platform or the adjacent grade
to the highest roof peak shall not exceed 25 feet,

h. A public access not less than eight feet wide
to an area overlooking the harbor shall be provided
at each end of an overslope platform and at inter-
vals not greater than 150 feet on the overslope plat-
form.

i. A continuous pedestrian corridor at least
eight feet wide must extend the length of the over-
slope development, on either the harbor or the
uplands side, or some combination thereof. The
corridor must be clear of obstructions, but may be
covered by an awning or roof overhang. The mini-
mum eight-foot width of the corridor may not be
counted to meet landscaping or public open space
requirements. [Ord. 09-44(S) § 3, 2009].

21.46.070 Signs.

Signs are subject to the requirements in Chapter
21.60 HCC that apply in the underlying zoning dis-
trict; provided, that the maximum combined total
area for all signs under Table 2 in HCC
21.60.060(c) is calculated on a per-building basis
instead of on a per-lot basis. No sign bearing a
commercial message, as defined in HCC
21.60.040, may be placed in an outdoor public
open space. [Ord. 09-44(S} § 3, 2009].

21.46.080 Landscaping.
a. Five percent of the area of an overslope plat-

form must be landscaped.

b. In addition to the types of plantings listed in
the definition of landscaping in HCC 21.03.040,
landscaping on an overslope platform may include
planter boxes and hanging basket plantings,

c. The Commission may permit the substitution
of durable outdoor art, or amenities for public use
such as bike racks, benches, trash receptacles and
information kiosks, for part of the required land-
scaping on an overslope platform. [Ord. 09-44(8)
§ 3, 2009].

21.46.090 Avchitectural plans.

An application for an overslope development
conditional use shall include the following detailed
plans and specifications showing compliance with
the requirements of this chapter:

a. Floor plans at a scale of one-eighth inch
equals one foot.

b. Architectural elevations.

c. Site elevation showing the relationship to the
platform of the base flocd elevation and mean high
tide line, and the elevation of the land where the
platform adjoins the shore.

d. Exterior finish schedule.

e. Roof plan showing direction of drainage and
where runoff will go.

f. Drawings must show design oversight by an
architect registered under the laws of the State of
Alaska. [Ord. 09-44(8) § 3, 2009].
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4. Implementation

This final section provides specific objectives
and strategies for meeting the vision and goals
outlined in Chapter 3. The table is intended as
an implementation tool over the next 20 years
and/or the life of the plan. Key partners who
are needed to help with implementation are
listed, including the City of Homer, landowners
and developers, state and federal agencies,
non-profits, and local economic enterprises
including the Chamber of Commerce.
Cooperation and a “win-win” approach to
implementation will be vital to the successful
outcome of this planning effort.

HOMER SPIT COMPREHENSI¥E PLAN

“An important issue is
actually implementing a plan.
| remember being at Land's End in the
1980s at a community brainstorming.
There were ideas galore, wall posters
full, and actually some consensus to
“plan” and do. Unfortunately all these
folks, including myself all went back
to jobs and lives and without planning,
“Coney Island” emerged.”

~ Workshop participants
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