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HOMER ADVISORY PLANNING COMMISSION              March 7, 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 February 21, 2018  p. 1

6. Presentations                                                                                                                                                                                         

7. Reports

A. Staff Report 18-13, City Planner’s Report  p. 9

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 18-14, Conditional Use Permit 2018-02 for a reduced front building setback at 302 E Pioneer 
Ave.     p. 15

9. Plat Consideration

10. Pending Business

11.             New Business

12. Informational Materials

A. City Manager’s Reports for the February 26, 2018 City Council Meeting p. 43

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

The next regular meeting is scheduled for Wednesday March 21, 2018. Meetings will adjourn promptly at 9:30 
p.m.  An extension is allowed by a vote of the Commission. 
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Staff Report 18-14

TO: Homer Advisory Planning Commission
THROUGH: Rick Abboud, City Planner
FROM: Travis Brown, Planning Technician
DATE: March 7, 2018
SUBJECT: CUP 2018-02

Synopsis The applicant proposes to construct a covered outdoor space and entryway, 
extending up to 8 feet into the 20-foot building setback, along Pioneer Avenue.  
A Conditional Use Permit (CUP) is required per HCC 21.18.040(b)(4).  

Applicant: Derek Reynolds
4658 Tamara Street
Homer, AK 99603

Location: 302 E Pioneer Ave.
Parcel ID: 17719115
Size of Existing Lot: 0.5 acres
Zoning Designation: Central Business District (CBD)
Existing Land Use: Vacant Building
Surrounding Land Use: North:  Residential apartments

South: Business office, coffee shop/apartment
East: Bookstore
West: Secondhand store

Wetland Status: No designated wetlands on this parcel.   
Flood Plain Status: Not in a floodplain.
BCWPD: Not within the Bridge Creek Watershed Protection District
Utilities: Public utilities service the site.
Public Notice: Notice was sent to 22 property owners of 25 parcels as 

shown on the KPB tax assessor rolls.

Request:  The Conditional Use Permit request is to allow a building addition to encroach into 
the 20-foot building setback along the Pioneer Ave. right-of-way. 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).
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Proposal: The proposed building addition consists of a new entryway and covered outdoor 
space. The entryway will encroach up to 8 feet into the 20-foot setback, while the remaining 
width of the building will encroach up to 3 feet into the 20-foot setback.  The proposal will 
create a new building façade that reorients the entryway to Pioneer Ave. and creates a covered 
outdoor space to be utilized by a bicycle retail, repair, and rental business.

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;

Analysis: The applicant will operate a bicycle repair, retail, rental, and tour business. 
Although the use of the property is not a subject of this CUP, retail business and 
personal service establishments are permitted outright in this district. A setback 
reduction for structures may be approved by a Conditional Use Permit.

Finding 1:  HCC 21.18.020(a) authorizes retail business and HCC 21.18.020(b) 
authorizes personal service establishments. 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.

Applicant: A bicycle retail and rental store matches well with the CBD.

Analysis: The purpose of the Central Business District includes providing for general 
retail shopping, personal services, and encourages pedestrian-friendly design and 
amenities. The pedestrian-friendly design elements of the proposal include a human 
scale roofline and an entryway that is reoriented to the street. These two design 
elements combine to create a stronger visual and physical connection to the street.

Finding 2: The proposal is compatible with the purpose of the zoning 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.

Applicant: We assume that any improvement to what was a derelict property will cause 
adjoining property values to increase.

Analysis: Conditionally permitted mobile home parks or auto fueling stations would 
negatively affect the property more so than this proposal.
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Finding 3:  The proposal will not negatively affect adjoining property values more than other 
permitted or conditionally permitted uses in the district.

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

Applicant: All adjoining Pioneer Avenue properties are retail business as well. To rear 
are residential properties, owners have stated they are supportive of derelict eyesore 
being renovated and repurposed to house a productive business.  

Analysis:  The proposal is compatible with other nearby buildings that have covered 
outdoor spaces and entrances that face the street including the Salvation Army, the Homer 
Bookstore, and Bay Realty. Additionally, the building at 265 E. Pioneer Ave. has a covered 
entrance that was approved within the setback in 2013.

Finding 4: The proposal is compatible with 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 
structure.

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.

Applicant:  The addition of a bike store to downtown will add to the harmony, 
providing a boost to revitalization and beautification efforts. The additional traffic 
generated should not negatively affect the neighborhood and will be comparable to 
when the property was last in use as a pawn shop, and to other neighboring businesses.

Analysis:  The nature and intensity of the proposal will not significantly affect the scale, 
bulk, coverage and density of the site. The proposed covered outdoor space and 
entryway will be in harmony with other facades along Pioneer Avenue, including the 
adjacent covered porches of the Salvation Army and the Homer Bookstore.

Finding 6: The proposal will not cause undue harmful effect upon desirable 
neighborhood character.

g. The proposal will not be unduly detrimental to the health, safety or welfare of the 
surrounding area or the city as a whole.
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Applicant: No, on the contrary, our business promotes riding bicycles as a means of 
transportation and recreation which has a beneficial effect on people’s health as well 
as reduces vehicle traffic congestion.

Finding 7:  The covered outdoor space and entryway 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.

Analysis:   Chapter 4, Goal 4, Objective A states: “Encourage a concentrated, pedestrian 
oriented, attractive business/commerce district in the Central Business District (CBD) 
following the guidelines found in the Town Center Development Plan.” The Town 
Center Development Guide includes the following goals: “buildings engage street with 
minimal or no setback,” “Gracious human scale entry ways and public ways,” and 
“scale and massing are oriented to the human scale.” 

Finding 9:   No evidence has been found that the proposal is contrary to the applicable 
land use goals and objectives of the Comprehensive Plan.

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

Analysis: The proposal complies with the applicable provisions of the Community 
Design Manual which are:

Provide consistent architectural interest to all prominent facades (p. 20 #5) The 
shed-style roofline of the covered outdoor area extends the entire width of the building 
face, providing consistent architectural interest on the front of the building.

Provide direct access to common areas with pedestrian walkways (p. 26 #4) The 
proposed covered entryway provides easy and direct access to Pioneer Avenue.

Provide covering over walkways where appropriate (p. 28 #6) The proposal 
includes a covering over the walkway in front of the building entrance.

Landscaping and screening (p. 28) The purpose of landscaping, according to the CDM, 
is to provide a pleasing transition between the natural setting and the built 
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environment and between adjacent built environments. The proposal includes 
retaining an existing grass area, of approximately 20 feet in width, between the building 
and Pioneer Ave. as well as between the parking area and Pioneer Ave. The proposal 
does not disturb existing trees, impede existing views, or otherwise contradict 
landscaping elements sought by the CDM.

Outdoor lighting (p. 35) The proposal does not include a lighting plan. The CDM 
standards prescribe light sources to be hidden from public view, avoid excessive light 
throw, and be downward directional lighting. 

Finding 10:  The proposal will comply with the applicable provisions of the Community 
Design Manual.

Condition 1: Any new outdoor lighting must follow the guidelines of the Community 
Design Manual and include downward directional lighting.

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: 

1. Special yards and spaces:  No specific conditions deemed necessary
2. Fences and walls:  Rental bicycles displayed outdoors must be screened from public view 
when remaining outdoors outside of open business hours, per HCC 21.18.080(b).
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 
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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.

PUBLIC WORKS COMMENTS: PW has no comments. 

FIRE DEPARTMENT COMMENTS: The Interim-Chief of the Homer Volunteer Fire Department, 
in review of the attached plans for the Conditional Use Permit Request 2018-02, has no 
comments with regard to public safety or fire department access.—Sincerely, Interim-Chief 
Terry Kadel

PUBLIC COMMENTS: None

STAFF COMMENTS/RECOMMENDATIONS:      
Planning Commission approve Conditional Use Permit 2018-02 with findings 1-10 and 
Condition 1 to allow the building at 302 E Pioneer Avenue to extend 8 feet into the 20-foot 
building setback along Pioneer Avenue.

Condition 1: Any new outdoor lighting must follow the guidelines of the Community Design 
Manual and include downward directional lighting.

Attachments
Application
Public Notice
Aerial Photograph

15



16



17



18



19



20



21



22



23



24



25



26



27



28



29



30



31



32

tbrown
Snapshot

tbrown
Snapshot

tbrown
Text Box
Existing Building Frontage

tbrown
Text Box
Proposed Building Frontage



33

tbrown
Line

tbrown
Length Measurement
12 ft

tbrown
Callout
20 ft. Front Building Setback

tbrown
Length Measurement
8 ft

tbrown
Length Measurement
2 ft

tbrown
Callout
2 ft

tbrown
Line

tbrown
Line

tbrown
Line

tbrown
Line



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, March 07, 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) 2018-02 to extend the front of a building and 
a covered entrance into the 20-foot building setback at 302 East Pioneer Ave., per Homer 
City Code 21.18.040(b)(4). The legal description of the property is Lot 2, Tract A of Nils O 
Svedlund Subdivision Amended, T6S, R13W, SEC. 20, 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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HOMER ADVISORY PLANNING COMMISSION UNAPPROVED
REGULAR MEETING
MARCH 7, 2018

2
0301518 hs

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

City Planner Abboud reviewed his staff report and noted that two Ordinances were introduced at 
the City Council Meeting on February 26th. One regarding Marijuana Retail Facilities in the Marine 
Commercial District and one to disband the Cannabis Advisory Commission. Both of these 
Ordinances have a Public Hearing and Second Reading at the March 12th, 2018 City Council 
Meeting. He also mentioned that a Resolution to re-instate the Transportation Advisory 
Commission failed. 

City Planner Abboud stated that 10 people attended the Comprehensive Plan Open House and 
that the public seemed very responsive. 

City Planner Abboud explained that they will be short staffed for the next three weeks due to 
Travis Brown being on vacation. 

City Council Meeting attendance is as follows:
March 12: Mandy Bernard
March 27th: Franco Venuti
April 9th: Tom Bos

Chair Stead called a recess at 6:36pm to review the laydowns provided for the Public Hearing. The 
meeting was called back to order at 6:45pm. 

Commissioner Highland inquired about Mr. Griswold’s comments in the staff report on page 12 
and 13 about GC1. She asked if the Commission needed to respond to Mr. Griswold or if the 
Planning Department has responded. 

City Planner Abboud stated that he responded to Mr. Griswold, he just provided the comments in 
the packet for informational purposes. 

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 18-14, Conditional Use Permit 2018-02 for a reduced front building setback at 
302 E Pioneer Ave.

City Planner Abboud summarized his report and recommended an additional finding #11. That 
the proposed activity will enhance the aesthetic environment of the community, providing 
gracious human scale entry ways and public ways, orienting the entry way toward the street. 
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HOMER ADVISORY PLANNING COMMISSION UNAPPROVED
REGULAR MEETING
MARCH 7, 2018

3
0301518 hs

City Planner Abboud addressed Mr. Griswold’s comments on the Conditional Use Permit and 
stated that this process is outlined in Homer City Code and is the best way to process this setback 
request, at this time. City Planner Abboud addressed Mr. Griswold’s safety concerns about snow 
removal and drainage. He stated that safety is a very valid concern, but Mr. Griswold did not 
provide any specific examples about how this proposal could hamper snow removal and 
drainage. City Planner Abboud mentioned initially being concerned with the line of sight for 
pedestrians and cars pulling onto the highway but after evaluating the property, he found no 
apparent safety issues. However, he encouraged the Commission to bring forward any issues they 
may foresee. 
 
Derek Reynolds, co-applicant, commented that he moved into the Homer area in 2004 and 
started Cycle Logical in 2006. They are very excited to move into town and have had a lot of 
encouragement from the public, especially about the building they are moving into. The building 
has been vacant for a long time and has been a “bit of an eye sore”. He explained that the rose 
bushes that once surrounded the building went out as far as the new entry is proposed to go. They 
expect that the traffic pattern should not change greatly and that the line of sight would not 
greatly be affected. He expects that the roof itself will help contain snow and the gutter system 
they will have in place, will help improve the drainage in this area. Mr. Reynolds mentioned a 
study that was conducted in San Francisco which found that orienting buildings to the street had 
a large impact on making the city more pedestrian friendly. 

Catriona Reynolds, co-applicant, commented that they reached out to their surrounding 
neighbors and everyone was very encouraging and excited to see the building’s finished product. 
She explained that before they bought the building, there was trash and rose bushes that 
extended past their proposed addition to the building, so she feels that any arguments for snow 
removal or line of sight are invalid. She explained that this building feels like “the missing piece” 
in this section of town and they hope to greatly impact the city as a whole by encouraging people 
to ride their bikes instead of using motor vehicles, which in turn will make their vehicular traffic 
much less. Everyone has been so positive about their remodel so far and they hope that they can 
progress, because a busy bike season is coming up in a matter of weeks.  

Chair Stead opened the Public Hearing.

Marc Romano, city resident, spoke in support of CUP 2018-02. He stated if he had been asked 
about 302. E. Pioneer Avenue a year ago, his recommendation would have been to remove the 
building because it was not doing anything to improve the central business district of our 
community. Today, the building has been improved greatly by the applicant. This business will 
bring both residents and non-residents/tourists to this area and it will benefit all the adjacent 
businesses. Personally he feels that a business that fronts to the street is more approachable, and 
would work really well with this business that is promoting non-motorized use of the central 
business district. As a city resident, he has a vison for Homer that he thinks most of the community 
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shares. He wants it to be vibrant, approachable, and aesthetic, particularly in the central business 
district and he believes these improvements to this building will add to that aesthetic.  

Jason Herreman, city resident, spoke in support of CUP 2018-02 and thanked the Homer Advisory 
Planning Commission for their time. Upon coming to the city in 2012, 302 E. Pioneer Avenue was 
quite the derelict building. He is glad to see the improvements that the applicant has already 
made and looks forward to the completion of the project. From what he has heard from the City 
Planner and the applicants, he does not believe that the addition will cause any problems in this 
area and the improvements that have already been made have improved the overall appearance 
and usage of the area. He believes that it would be compatible with what most people would like 
to see in this area as far as walkability and friendliness. 

Wes Schocht, city resident, spoke in support of CUP 2018-02. He really appreciated the applicants 
buying and renovating this old historic building and believes that a bicycle shop is a commodity 
that the city needs. He explained that biking is his preferred way of transportation, so he wanted 
to come out to show support and he hopes they are able to move along with the project. 

There were no additional public comments. Chair Stead closed the Public Hearing and opened 
up the floor for questions.

Commissioner Venuti inquired if this project needed fire marshal approval, since it will be a 
commercial establishment. 

Mr. Reynolds responded that the Interim Fire Chief has received their application and they are 
just waiting to hear back from him.

Commissioner Banks inquired if there was already a precedent set about using a Conditional Use 
Permit to reduce a setback. 

City Planner Abboud responded that they have used Conditional Use Permits to reduce setbacks 
for years. There are a couple specific cases that he would have to look up and bring back at a later 
time.

Commissioner Banks asked if there are other setback reductions or encroachments along 
Pioneer.

City Planner Abboud responded that there are. 

Comissioner Banks asked if they needed a Conditional Use Permit to have the boardwalk extend 
all the way to the sidewalk. 

City Planner Abboud explained that they would only need a Conditional Use Permit for a structure 
being built in that area and that they don’t need one for a boardwalk or pathway.
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Chair Stead requested a motion. 

BENTZ/VENUTI-MOVED TO APPROVE THE STAFF REPORT PL 18-14 AND CONDITIONAL USE 
PERMIT 2018-02 WITH FINDINGS 1-10, CONDITION 1, AND AN ADDITIONAL FINDING #11 THAT THE 
PROPOSED ACTIVITY WILL ENHANCE THE AESTHETIC ENVIRONMENT OF THE COMMUNITY, 
PROVIDING GRACIOUS HUMAN SCALE ENTRY WAYS AND PUBLIC WAYS ORIENTING THE ENTRY 
WAY TOWARD THE STREET. 

There was a brief discussion in support of the renovations the applicants have done to the 
property thus far.

VOTE. NON-OBJECTION.UNANIMOUS CONSENT

Motion carried. 
 
PLAT CONSIDERATION

PENDING BUSINESS

NEW BUSINESS

INFORMATIONAL MATERIALS

A.  City Manager’s Reports for the February 26, 2018 City Council Meeting

COMMENTS OF THE AUDIENCE 

COMMENTS OF THE STAFF

COMMENTS OF THE COMMISSION

Commissioner Highland inquired if there was anything that the Commission can do about Sue 
Post’s comments about the building across the street from the bookstore. 

City Planner Abboud responded that he will look into it. 

Commissioner Bos stated that this was a good meeting. The building looks very nice and he is 
sure that it will continue to improve. He wishes that we could do more improvements like this 
along Pioneer Avenue to help bring people into the city. He also wanted to mention that the roof 
over the entry way at the Pier One theatre on the spit has “blown back”. He hopes that someone 
is able to fix it before it causes any significant damage. 
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