
 

  

Agenda 

City Council Worksession 

Monday, February 26, 2024 at 4:00 PM  

City Hall Cowles Council Chambers In-Person & Via Zoom Webinar 

text 
Homer City Hall 

491 E. Pioneer Avenue 

Homer, Alaska 99603 

www.cityofhomer-ak.gov 

Zoom Webinar ID: 965 8631 4135   Password: 792566 

https://cityofhomer.zoom.us  

Dial: 346-248-7799 or 669-900-6833; 

(Toll Free) 888-788-0099 or 877-853-5247 
 
CALL TO ORDER, 4:00 P.M. 

AGENDA APPROVAL (Only those matters on the noticed agenda may be considered, pursuant to City 

Council’s Operating Manual, pg. 6) 

DISCUSSION TOPIC(S) 

a. Ordinance 23-61, An Ordinance of the City Council of Homer, Alaska Amending Homer City 

Code Title 5 to add Chapter 5.48 Short Term Rentals. Aderhold/Davis. 

Ordinance 23-61(S), An Ordinance of the City Council of Homer, Alaska Amending Homer City 

Code Title 5 8 to add Chapter 5.48 8.05 Short Term Rentals. Aderhold/Davis 

COMMENTS OF THE AUDIENCE (3 minutes) 

ADJOURNMENT NO LATER THAN 4:50 P.M. 

Next Regular Meeting is Monday, March 11, 2024 at 6:00 p.m. and Committee of the Whole at 5:00 

p.m. and Work Session at 4:00 p.m. All meetings scheduled to be held in the City Hall Cowles Council 

Chambers located at 491 E. Pioneer Avenue, Homer, Alaska. 
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MEMORANDUM 

CC-23-260 

 
Ordinance 23-61 An Ordinance of the City of Homer, Alaska Amending Homer City Code Title 5 to Add 

Chapter 5.48 Short Term Rentals. Aderhold/Davis. 
 
Item Type: Backup Memorandum 

Prepared For: City Council 

Date: 25OCT23 

From:  Rob Dumouchel, City Manager 

 
Short term rentals are a very common business operated by property owners in Homer. These 
businesses support the local tourist economy, and, when in compliance with existing sales tax 
regulations, create revenue to support City services. Short term rentals are also perceived as creating 
pressure on the local housing market making it difficult for seasonal workers and year-round 
community members to find housing within the City. Homer’s housing challenges are significantly 
more complex than this one issue, however, short term rentals are clearly a contributor to the lack of 
availability and affordability in our local housing market. 
 
Ordinance 23-60 seeks to create a very basic framework for short term regulations with the goal of 
ensuring these rentals are operated safely, do not create public nuisances, and are contributing their 
fair share of sales tax as required by existing code. We expect this to be an iterative process where a 
basic code is put in place in 2024. That code should then be reviewed in future years to adjust and fine 
tune the short term rental program to best meet the needs of the City and the community. 
 
It is recommended that this ordinance be introduced and then sent down to the Planning Commission 
and Economic Development Commission for extensive review and commentary. There are many 
questions which need to be investigated by each Commission. We also have stakeholder groups we’d 
like to engage with this draft. 

A companion ordinance will be required to add short term rentals to Title 21 as a specific use that is 
either principally or conditionally allowed within specific zone districts. I suggest that the Planning 
Commission take up the zoning discussion in parallel to the short term rental ordinance and send their 
recommendations to Council when complete. 

RECOMMENDATION: Introduce Ordinance 23-61, refer to the Planning Commission and Economic 
Development Advisory Commission, and schedule Public Hearing and Second Reading for February 
24, 2024. 
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CITY OF HOMER 1 
HOMER, ALASKA 2 

Aderhold/Davis 3 
ORDINANCE 23-61 4 

 5 
AN ORDINANCE OF THE CITY COUNCIL OF HOMER, ALASKA 6 
AMENDING HOMER CITY CODE TITLE 5 TO ADD CHAPTER 5.48 7 
SHORT TERM RENTALS. 8 

 9 
WHEREAS, The Council and the public are very concerned with the impacts of housing 10 

availability on seasonal workers and year-round community members; and 11 
 12 
WHEREAS, Short term rentals have been identified as one of many challenges facing 13 

housing availability in the City; and 14 
 15 
WHEREAS, The use of private residences has been a very common source of income for 16 

property owners in the City which also supports our visitor-serving businesses; and 17 
 18 
WHEREAS, Visitors staying in short term rental have many positive impacts, however, 19 

they also consume City services in ways that are difficult to recoup financially when short term 20 
rental owners fail to collect existing sales taxes; and 21 

 22 
WHEREAS, The City has no existing regulations for short term rentals; and 23 
 24 
WHEREAS, There is an interest to enact reasonable regulations related to short term 25 

rentals to ensure that they are operated safely, not creating public nuisances, and are 26 
remitting the appropriate taxes; and 27 

 28 
WHEREAS, The Council intends for this to be an iterative process whereby the short 29 

term rental regulations will be adjusted over time to best fit the needs of the community and 30 
short term rental operators. 31 
 32 

NOW, THEREFORE, THE CITY OF HOMER ORDAINS: 33 
 34 
  Section 1.  Homer City Code is amended to include Chapter 5.48, entitled “Short Term 35 
Rentals”, to read as follows:  36 
 37 
Chapter 5.48 Short Term Rentals 38 
 39 
Sections: 40 
 41 
5.48.010   Definitions 42 
5.48.020   Intent 43 
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Page 2 of 6 
ORDINANCE 23-61 
CITY OF HOMER 
 

5.48.030   Short Term Rental Permits 44 
5.48.040   Permit Renewals 45 
5.48.050   Nonconforming Uses 46 
5.48.060   Public Safety, Noise, and Nuisances 47 
5.48.070   Violations and Penalties 48 
5.48.080 Appeal of Decision 49 
 50 
5.48.010   Definitions 51 
 52 
“Short-term rental” means a dwelling unit, or portion thereof, that is offered or provided 53 
to a guest for compensation for a period of less than 30 consecutive days. Short-term 54 
rentals may be in individual rooms in single-family homes, units in apartments, 55 
condominiums, townhouses, and multifamily dwellings. 56 
 57 
“Guest” means an individual, corporation, partnership or association paying monetary 58 
or other consideration for the use of a short-term rental. 59 
 60 
“Operator” means a person, firm, corporation, or other designated legal entity, who 61 
offers for rent or otherwise makes available in the City dwelling units for monetary or 62 
other consideration. 63 
 64 
“Property” means real estate offered by an operator as a short term rental. 65 
 66 
5.48.020   Intent 67 
 68 
The intent of this chapter is to protect general health and safety of the public within the 69 
City of Homer while ensuring short term rentals are operated in such a way that they pay 70 
any applicable fees or taxes and do not create a public nuisance which decreases quality 71 
of life for neighboring residences. 72 
 73 
5.48.030   Short Term Rental Permits 74 
 75 

a. Any owner wishing to make a dwelling unit available for use as a short term rental 76 
must apply for and receive approval of a short term rental permit for each 77 
intended unit. 78 

 79 
b. An annual short term rental permit application shall be submitted on a specified 80 

form or platform provided by the City before offering a dwelling unit for rent. The 81 
application shall include a fee as set by the City Council in the City’s fee schedule. 82 
 83 

c. No short term rental operator shall offer, advertise, or facilitate the short term 84 
rental of property in the City unless the operator possesses a valid short term 85 

4



Page 3 of 6 
ORDINANCE 23-61 
CITY OF HOMER 
 

rental permit. Any offer or advertisement for the short term rental of property in 86 
the City that does not contain a valid short term rental permit number, or which 87 
the City identifies as illegal, shall be immediately removed. 88 

 89 
d. Required Information and Documentation: Applications shall provide: 90 

 91 
1. Name, address, phone number, and email of the property owner, and, if 92 

different from the owner, the short term rental operator. 93 
 94 

2. A general description of the dwelling unit to be used as a short term rental 95 
to include address, zone district, number of bedrooms, and available 96 
parking spaces compliant with City code. 97 
 98 

3. A 24-hour emergency contact residing within 50 miles of city limits. 99 
 100 

4. State business license number. 101 
 102 

5. Certification by the Kenai Peninsula Borough Finance Department in a tax 103 
compliance certificate that the applicant is current in the payment of any 104 
sales tax to the City and the Kenai Peninsula Borough. 105 
 106 

6. Completed fire safety inspection form for the dwelling unit.  107 
 108 

e. Permit Number: Short term rental permits will be issued a unique permit number 109 
which must be displayed in all advertisements and public listings for the short 110 
term rental.  111 
 112 

f. Permit Renewal: Short term rental permits must be renewed annually and are 113 
valid from January 1 to December 31. 114 

 115 
g. Transfer of Permits: Annual short term rental permits are transferrable between 116 

owners with City Manager or designee approval, provided the use and operations 117 
remain consistent. Permits are not transferrable between units or parcels.  118 

 119 
5.48.040   Permit Renewals 120 
 121 

a. Short term rental permits may be renewed starting November 1 each year using 122 
the form or platform provided by city, and shall include a fee as set by Council in 123 
City Fee Schedule. 124 
 125 

 126 

5



Page 4 of 6 
ORDINANCE 23-61 
CITY OF HOMER 
 

b. Permits are eligible for renewal if the property and dwelling unit comply with all 127 
applicable City regulations, taxes, fees are paid, and there are no outstanding 128 
public safety or public nuisance violations. 129 

 130 
c. Expired permits require a new application to resume short term rental use. 131 

 132 
5.48.050   Nonconforming Uses 133 
 134 

a. Existing short term rentals with proof of operation and sales tax remittance to the 135 
Kenai Peninsula Borough within the period between January 1, 2020 and 136 
December 31 2023 will be exempted as non-conforming uses if they meet all other 137 
short term rental standards, even if they are located in zones no longer principally 138 
permitting such use.  139 
 140 

b. Non-conforming short term rentals not used for 18 months or not permitted by 141 
[DATE] will cease to be available on the property. 142 

 143 
c. Approvals of non-conforming short term rental permits are transferrable to new 144 

property owners upon request, provided updates are made to the information on 145 
file with the City. 146 

 147 
5.48.060   Public Safety, Noise, and Nuisances 148 
 149 

a. Capacity: Maximum occupancy for a vacation rental is two persons per bedroom 150 
plus an additional two persons (e.g., a two-bedroom unit may have six occupants). 151 
Children aged 12 and under are not counted toward the occupancy total. 152 

 153 
b. Emergency Contact: The Emergency Contact provided on the permit application 154 

will be shared with the Homer Police Department and all neighboring properties 155 
within 300 feet of the parcel containing the permitted short term rental unit(s). 156 
The permit holder must promptly notify the City of any changes to the designated 157 
emergency contact information. 158 

 159 
c. Fire Department Access: Properties with gated entries must have a Fire 160 

Department approved device that allows emergency response access. 161 
 162 

d. Noise: Short term rentals are subject to HCC 21.59.010 (b) regarding noise. 163 
 164 

e. Nuisance: Any property with an unresolved nuisance complaint under HCC 165 
Chapter 5.16 is ineligible for short term rental permit approval or renewal. 166 

 167 
f. Parking: Short term rentals must have sufficient off-street parking, validated by 168 

the City planner or designee. 169 
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CITY OF HOMER 
 

 170 
5.48.070   Violations and Penalties 171 
 172 

a. Operating a short term rental without a permit, or in violation of this chapter, is 173 
unlawful. 174 

 175 
b. The City Manager, or designee, may revoke a permit for a short term rental upon 176 

finding one or more of the following: 177 
1. Negligence in responding to emergencies more than two times in a rolling 178 

12-month period.  179 
 180 

2. More than two documented law enforcement violations related to the short 181 
term rental in a rolling 12-month period. 182 
 183 

3. Chronic non-compliance with the requirements this chapter’s 184 
requirements. 185 
 186 

4. Failure to pay required sales taxes to the Kenai Peninsula Borough. 187 
 188 

5. Failure to correct noted Building or Fire code violations. 189 
 190 

6. Documented, significant violations supported by citations, written 191 
warning, or other documentation from relevant authorities. 192 

 193 
c. The penalty for an offense in this chapter is the fine listed in the fine schedule in 194 

HCC 1.16.040. If no fine is listed for the offense in HCC 1.16.040, then the defendant 195 
must appear in court, and, if convicted, is subject to the general penalty as 196 
provided in HCC 1.16.010 unless another penalty is specifically provided. 197 

 198 
5.48.080 Appeal of Decision 199 
 200 
Judicial review by the superior court of a final decision on a short term rental permit 201 
issued by the City may be had by filing a notice of appeal in accordance with the 202 
applicable rules of court governing appeals in civil matters. The notice of appeal shall be 203 
filed within 30 days of notice of the final decision on the permit. Appeals of short term 204 
rental permits are heard solely on the administrative record which shall be prepared by 205 
the City. A copy shall be filed in the superior court within 30 days after the appellant pays 206 
the estimated cost of preparing the complete of designated record or files a corporate 207 
surety bond equal to the estimated cost. 208 
 209 
  210 

Section 2.   Homer City Code 1.16.040, entitled “Disposition of scheduled offenses – Fine 211 
Schedule” is hereby amended as follows: 212 
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 213 
Chapter 5.46 HCC Special event – Permit required $1000 
Chapter 5.48 HCC Short term rental – Permit required $100 per day  
HCC 8.08.020 Itinerant or transient merchant – License required $300.00 

 214 
Section 3.   This Ordinance is of a permanent and general character and shall be 215 

included in the City Code. 216 
 217 
 ENACTED BY THE CITY COUNCIL OF HOMER, ALASKA this _____day of __________, 2018.  218 
 219 
                                                                         CITY OF HOMER 220 
 221 
 222 
        ________________________ 223 
        KEN CASTNER, MAYOR  224 
 225 
 226 
 227 
ATTEST:  228 
 229 
_________________________________________ 230 
MELISSA JACOBSEN, MMC, CITY CLERK  231 
 232 
 233 
YES:  234 
NO:  235 
ABSTAIN:  236 
ABSENT:  237 
 238 
First Reading: 239 
Public Hearing: 240 
Second Reading: 241 
Effective Date:   242 
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MEMORANDUM 

CC-24-053 

 
Ordinance 23-61(S), An Ordinance of the City Council of Homer, Alaska Amending Homer City Code Title 

5 8 to add Chapter 5.48 8.05 Short Term Rentals. Aderhold/Davis. 

 
Item Type: Backup Memorandum  

Prepared For: City Council 

Date: February 21, 2024 

From:  Julie Engebretsen, Economic Development Manager 

Staff will be making a presenting on this ordinance at the work session. 
 
Introduction 
Council introduced Ordinance 23-61 regulating short term rentals in November. The ordinance was 
sent to the Economic Development and Planning Commissions for comment, with a return to Council 
for the February 26th 2024 meeting. Staff, Commissions and members of the public have worked 
diligently to meet this timeline.  
 
Public process 
There has been a lot of outreach on this ordinance and several community members have been 
engaged throughout the process. Staff spoke at a Guiding Growth luncheon, launched a website, and 
participated in a Chamber of Commerce panel with local realtor Chris Story and Marcia Kuszmaul, 
President of the Homer Bed and Breakfast association. The EDC held two work sessions and two 
regular meetings on the topic.  Local AirBnB hosts and Homer residents provided written testimony 
and public comment and the EDC meetings were well attended. The Planning Commission also 
considered the ordinance at one well attended meeting. 
 
Recommendations: 
The EDC had a lot of discussion and Commissioners each provided comment at the 2/13/24 meeting 
which is provided as backup to this memo.   The EDC passed the following motion:  EDC RECOMMENDS 
THAT CITY COUNCIL BRING THIS ORDINANCE BACK TO THE DRAWING BOARD AND DRILL DOWN 
DEEPER INTO THE ISSUES THAT THEY ENVISIONED THAT THIS ORDINANCE WOULD ADDRESS AND 
TAKE INTO CONSIDERATION ALL POINTS MADE BY THE EDC, THE PLANNING COMMISSION, AND 
MEMBERS OF THE PUBLIC. 
 
The Planning Commission passed the following motion. Their further comments will be provided to 
Council when they are ready – likely for the supplemental packet. 
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Agenda Item Report 
City Council  
February 22, 2024 

CC-24-053 

 
STARK/VENUTI MOVED THAT THE PLANNING COMMISSION SUPPORTS THE MOTION ADOPTED BY 
THE ECONOMIC DEVELOPMENT ADVISORY COMMISSION AT THEIR REGULAR MEETING OF FEBRUARY 
13, 2024 THIS ORDINANCE WOULD ADDRESS AND TAKE INTO CONSIDERATION ALL POINTS MADE BY 
THE EDC, THE PLANNING COMMISSION, AND MEMBERS OF THE PUBLIC. 

 
Staff Comments: Staff is working through legal review of the ordinance on a few final details. Staff 
expects to work with the attorney and Council sponsors the week of March 26 and provide a final 
ordinance in time for the March 11 packet. 
 
Recommendation for February 26, 2024: Substitute Ordinance 23-61 (S), conduct a public hearing, 
and postpone action until March 11, 2024. Ordinance 23-61(S-2) should be available for public hearing 
and action on March 11th.  
 
Attachments 
EDC minutes excerpt 2/13/24 
EDC minutes from January 12th 2024 meeting 
Public comment from Mel Kim 
Public comment from Dorothy Duncan (3 letters, 1/6/24, 2/12, 2/19) 
Public comment from Penelope Haas 2/21/24 
Public comment from Charles Anderson (2 documents, February 6th) 
Public comments from William and Marianne Schlegelmilch 12/26/24 
Public comment from Maureen Kennedy 12/6/23 
KPB Landlords or Lodging Providers booklet 
City of Homer Draft Short Term Rental Regulation website 
State of Alaska Business Licensing FAQ’s 
2/13/24 Staff report to the EDC 
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Excerpt, EDC Unapproved Minutes 2/13/24 meeting 

 

PENDING BUSINESS 

A.            Short Term Rental Ordinance 
 
BROWN/KIM MOVED TO ADOPT ORDINANCE 23-61 EDC FEBRUARY DRAFT AS PRESENTED. 
 
Commissioner Brown stated that she was going to be voting against this draft of the ordinance, and she 
strongly encouraged all other members of the EDC to vote against it as well. She explained her 
reasoning for voting against it, stating that the first two whereases that the ordinance was drafted on 
have been stricken from the document, adding that there was no question that those two reasons were 
the premise for this ordinance in the first place. She continued, voicing that she’s not attuned to 
supporting something that there’s not a need for. She felt strongly that the ordinance isn’t addressing 
the problems listed.  
 
Commissioner Arevalo said that she was at a mental crossroad, claiming that this ordinance doesn’t do 
a lot of anything in actuality, but added that is does bring forth some points that bear further discussion. 
She warned the Commission about scrapping the entire ordinance as a whole, explaining that doing so 
might make it hard for the ordinance to be brought back at a later time.  
 
Commissioner Pitzman agreed with Ms. Arevalo in terms of this ordinance not doing a whole lot. Mr. 
Pitzman stated that he felt a lot of good things come out of regulation, pointing to his experience in the 
commercial fishing industry and the safety precautions that have been put in place within that industry 
as a result of regulations. Mr. Pitzman provided that he even has a rental in Homer, and would still be 
willing to provide his business license and meet all other proposed requirements of the ordinance. He 
added that communities change over time and the City needs to be able to react to changing times. His 
closing thoughts were that the City is well within its right to know who’s conducting business within the 
City limits, and furthermore that the proposed ordinance is so innocuous in his opinion that he is in 
support of it.  
 
Commissioner Hasche stated that he felt lines 19 through 21 should be stricken from the document. He 
was in favor of making the ordinance smaller.  
 
Commissioner Brennan stated that she is still confused as to why this ordinance is being put forth. She 
continued, saying that overall she would be voting no in support of the ordinance, simply because 
that’s what she’s hearing from the majority of everyone, and that the ordinance isn’t solving the issues 
that it was intended to.  
 
Commissioner Kim said that he wished he had more context from Council Members Aderhold and Davis. 
He added that the policy objectives of this ordinance are not clear, and he felt that was being echoed 
by many in the room. He also said that the language of the ordinance doesn’t clearly reflect what they’re 
trying to do. Mr. Kim said that his overall feeling is that the ordinance needs a lot of work. He reasoned 
that the proposed outcomes don’t seem unreasonable to him, but that he’s also not a short term rental 
owner.  
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Commissioner Brown commented again, reiterating that she felt the ordinance needs to be voted 
down. She felt strongly that this proposed ordinance doesn’t do anything to remedy the housing issues 
that are being raised.  
 
Commissioner Pitzman took the floor again to explain that he’s operating on the basis that the City 
having this information (registration, self-certification, emergency contact), they will be able to make 
informed decisions now and in the future. He added that it seems the ordinance should be kicked back 
to Council for them to have another look at it. Chair Marks stated that what Mr. Pitzman said would be 
a good lead into the process.  
 
Chair Marks stated that she felt the wherases and the reason for doing something are very important. 
She continued, saying that she agreed that having statistics is important, but at the same time to pass 
something just so they can have some information might not be a good reason to have another 
ordinance. She suggested rather than amending it, it should be sent back to City Council with the basics 
of what’s been said at the meeting tonight.  
 
HASCHE/PITZMAN MOVED TO AMEND THE EDC DRAFT OF ORDINANCE 23-61 BY STRIKING OUT LINES 19 
THROUGH 21.  
 
Commissioner Pitzman stated that it’s difficult to pick out there wherases, and that it seems that 
Council needs to readdress the whole whereases section and take another look at where this is coming 
from.  
 
There was no further discussion on the amendment.  
 
Chair Marks requested a roll-call vote for the amendment.  
 
VOTE (AMENDMENT): NO: MARKS, AREVALO, BROWN, PITZMAN, BRENNAN, KIM. 
 
VOTE (AMENDMENT): YES: HASCHE. 
 
The motion for amendment failed with 6 against and 1 in favor.  
 
Chair Marks requested a roll-call vote for the main motion. 
 
VOTE (MAIN MOTION): NO: PITZMAN, BRENNAN, KIM, MARKS, HASCHE, BROWN, AREVALO.  
 
The motion to adopt the EDC Draft of Ordinance 23-61 failed with 7 votes against and 0 in favor.  
 
AREVALO/PITZMAN MOVED THAT THE EDC RECOMMENDS THAT CITY COUNCIL BRING THIS ORDINANCE 
BACK TO THE DRAWING BOARD AND DRILL DOWN DEEPER INTO THE ISSUES THAT THEY ENVISIONED 
THAT THIS ORDINANCE WOULD ADDRESS AND TAKE INTO CONSIDERATION ALL POINTS MADE BY THE 
EDC, THE PLANNING COMMISSION, AND MEMBERS OF THE PUBLIC.  
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Commissioner Kim stated that he felt it might be prudent of the Commission to give an economic 
reason for sending it back. He added that providing clear goals so that the Council knows what the 
Commission is asking of them would be a good idea.  
 
Chair Marks requested a roll-call vote for the motion proposed by Commissioner Arevalo.  
 
VOTE: YES: AREVALO, BROWN, KIM, BRENNAN, PITZMAN, MARKS, HASCHE.  
 
Motion carried.  
 
Commissioner Brown provided her reasons for voting to send the ordinance back to City Council, 
stating that the original ordinance is not necessary based on the objectives that she believes were the 
purpose of it. Further, she said that it’s not solving a problem clearly.  
 
Commissioner Kim stated that he voted against the ordinance because it lacks explicit policy 
objectives, the corresponding language doesn’t clearly reflect these policy objectives, and that a lot 
more work can be done to address the root issues.  
 
Commissioner Arevalo voted against the ordinance, stating that while she sees many flaws with the 
ordinance, she doesn’t believe it should be scrapped entirely because there are issues that, with 
modification, could potentially be addressed, and also because the Commission is uncertain as to some 
of the objectives behind the authors of the ordinance. She concluded that the ordinance isn’t very clear 
to anyone and could use some work.  
 
Commissioner Hasche stated his reasons for sending the ordinance back to City Council, citing lack of 
enforceability and his feeling that the ordinance doesn’t address the problems that it set out to solve.  
 
Commissioner Pitzman said that his reason for sending the ordinance back to City Council was for them 
to reconsider it, and to modify the intent and the wherases to line up more closely with the ordinance.  
 
Commissioner Brennan provided her reason for voting to send the ordinance back to the Council, 
stating that it was mostly due to the reason that she keeps finding perceptions and feelings rather than 
facts throughout the ordinance and documents pertaining to it. She pointed to the City Manager’s 
memo from October that claims that short term rentals are clearly a contributor to the lack of 
availability and affordability in our local housing markets, stating that after months of meetings and 
forums the Commission has not been able to prove that’s true.  
 
Chair Marks gave her reasons for voting to send the ordinance back to City Council, saying that she 
thinks this ordinance unduly reflects zeroing in on one business sector. She added that she would like 
to see something addressed on a broader business-like situation, so that the entire business 
community is looked at in general. 
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ECONOMIC DEVELOPMENT ADVISORY COMMISSION UNAPPROVED 
REGULAR MEETING 
JANUARY 9, 2024 
 

   012524 zp 2 
 

Economic Development Manager Engebretsen stated that the Chamber of Commerce is celebrating 
its 75th Anniversary on Friday, January 26th at Land’s End. 
 
C.  Homer Marine Trades Association Report 

Chair Marks noted the minutes from the last meeting of the Homer Marine Trades Association that 
were included in the packet. 
 
D. Kenai Peninsula Economic Development District Report 

Chair Marks noted that KPEDD’s meeting is scheduled for January 18th, and further that she would 
report back at the Commission’s February meeting.  
 
E.  Port Expansion Project 

Mayor Castner stated that the only update is that the Council is halfway through an ordinance to 
approve the additional studies that the Corps has requested the City to do.  
 
F. Guiding Homer’s Growth Group 

Ms. Engebretsen informed the Commission about the potential of the group hosting a movie called 
“Cruise Boom.” 
 
G. HERC Update 

Ms. Engebretsen shared her excitement about the new special projects/City engineer coming on 
board in the next month or so who has experience with Brownfield Grants.  

PUBLIC HEARING 

PENDING BUSINESS 

A. Short Term Rentals 
 
The Commission reached a general consensus to host the February 13th Work Session at 4:30 p.m. 
 
The Commissioners went on to discuss short term rentals and the proposed ordinance. Discussion 
points included: 

 The purpose of the ordinance 
 Registration requirements and tax compliance of short term rental owners 
 Enforcement and implementation 
 Potential future regulations 
 Housing and zoning issues 
 Data and evidence of perceived issues 
 Call for transparency and clarity in the ordinance’s wording 
 Nuisances and complaints 

 
The Commission agreed that there was a need for further discussion regarding the proposed ordinance.   
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D. Duncan Comments Ordinance 23-61 
1/6/24 
 
 
 

January 6, 2024 

City of Homer 

Economic Development Commission 

Sent via email 

Dear Economic Development Commission Members, 

Thank you for considering these comments regarding the draft short-term rental (STR) ordinances for the 

City of Homer. I own and operate several residential rental properties both inside and outside of city 

limits of Homer. All are currently long-term or mid-term rentals, but I have also operated a STR within 

city limits in the past. I am also working on developing short-term and mid-term 

workforce/student/intern housing in the Central Business District, which should be fully operational by 

this spring. 

In addition to my general comments below, I’ve included comments organized by the proposed 

ordinance citation for clarity and ease of reference. 

I do agree that ensuring that all businesses in Homer are following the laws already on the books 

regarding noise, nuisance, and sales tax collection is a worthy goal. However, the City has a lot of work to 

do to connect the dots about how this proposed ordinance relates to improving housing availability in 

Homer, besides just a loose mention of it in a Whereas clause or two. It also requires to City to explain 

why they cannot, with existing information and resources, achieve the same results (sales tax 

compliance, reduction of nuisances) without additional regulation of a very specific industry. 

As this regulatory process unfolds over the next several weeks to months, I think committing to delayed 

enactment until 2025 would be crucial, as many STR operators are currently receiving bookings daily for 

the summer 2024 season. Significant changes to the regulatory landscape mere weeks before visitors 

come flocking to Homer could be damaging to local businesses, with no tangible benefits or 

improvement to the tight housing market. 

I would also ask all the advisory commissions, City Council, Mayor, City Manager, and staff to consider 

whether this is the best use of time and resources to address the housing shortage in Homer. What are 

we not working on by focusing on STRs?  

Thank you again for considering these comments. Unfortunately, I am not able to attend the EDC 

meeting in person, but I welcome any questions you may have by phone or email. 

Respectfully, 

Dorothy Duncan 

(907) 299-2265 

ursaminor907@gmail.com 
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D. Duncan Comments Ordinance 23-61 
1/6/24 
 
 
 

5.48.010 Definitions  
Some terms are used inconsistently throughout the ordinance and should be reviewed. “Owner” vs. 

“operator”. “Short-term rental” vs. “property” vs. “dwelling unit” vs. “vacation rental”. 

5.48.020 
General comment - are there other ways to ensure that existing laws are being followed? The City should 

have the same intent (collect taxes, reduce public nuisances) for all businesses equally. Are there specific 

barriers to obtaining this information from STRs vs other businesses? If there is a specific problem with 

rental properties, perhaps an educational campaign directed to STR operators would be more helpful. 

5.48.030 
(a) Substitute “operator” for “owner”. An owner of a property may lease to someone on a long-term 

basis, with the operator being the one that rents the unit short-term. This is a common practice. 

(b) Specify that the operator, and not the owner, needs to apply for the permit. 

(d)(2) How many parking spaces are required? Is there a cross reference to a City code that describes the 

exact measurements for what is considered a parking space? Perhaps 21.55.090? Otherwise, this seems 

subjective and essentially unenforceable.  

(g) Strike the phrase “with City Manager or designee approval”. The text following it should set the 

standard for when transfers will be approved, and by including the additional language it makes it sound 

like there is additional discretionary power that the City Manager could carry out on a whim. See 

proposed 5.48.050(c) for a phrasing that does not add in the City Manager approval requirement. 

5.48.050 
General comment - without the companion ordinances regarding zoning districts that allow STRs as a 

primary use, it’s hard to meaningfully comment on this section. Suggest combining the two proposed 

code sections into one package for all future commenting and public hearing processes. 

(a) Regarding the date of operation (currently cut off on December 2023), this could severely impact 

planned STR investments made in 2023 for the 2024 summer season. If not eliminated entirely, this date 

should be revised to be December 2024 or to read “prior to the effective date of these ordinances”. 

5.48.60 
(a) I highly recommend deleting this subsection entirely.  

First, it is in the property owner’s/operator’s best interest to manage guest use to be as low impact as 

possible. No owner or operator wants an over-capacity rental, whether it is long-term or short-term. In 

fact, in the conversations in many STR investor circles is exactly about how to ensure stated capacity 

levels are maintained (most often, 2 people per bed, not bedroom). Leave this to the individual operators 

to self-regulate – they will. And if they don’t, regulations already on the books regarding noise, nuisance, 

parking, etc. will be waiting. 

Second, this is too low of a threshold and does not address some of the unique lodging experiences in 

Homer. Studio apartments (zero bedrooms), boats, yurts, bunkhouses, hostels, temp workforce housing, 

etc. Many local real estate investors are currently trying to think out of the box to meet some of Homer’s 

unique and seasonal needs, and limiting them in this way discourages innovation and could cause a 

previously viable project to not pencil out anymore. 
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Third, it is an inequitable and unreasonable standard. No other ordinance in the City of Homer 

determines how many people can sleep in a room. No other ordinance in the City of Homer requires 

checking the ages of room occupants, and potentially having to evict a family when a child turns 13.  

Fifth, this does not make a rental “safer” whether it is long or short-term.  

Sixth, this is unenforceable. It is difficult even for STR operators with doorbell cameras to monitor and 

enforce the number of people in a rental, regardless of the occupancy limit set by the operator. How is 

the City going to enforce this? 

(b) Remove the part about sharing the Emergency Contact with neighbors within 300 feet. If there is a 

bona fide emergency (fire, domestic dispute, etc.), neighbors should immediately call 911. If there is an 

alleged code violation, neighbors should contact the City during regular business hours to lodge a 

complaint. Not only would that lead to quicker response times for an actual emergency, it would ensure 

that the City be made aware of all issues as they happen. Its not common practice for businesses to have 

to share personal contact information with neighbors, and STRs should not be required to either as a 

matter of privacy and to avoid harassment. There are other options for neighbors if something is not to 

their liking. 

(f) This seems to be a whole separate process, what are the standards by which someone needs to prove 

adequate parking? 

5.48.70 
General comment – all of these reasons for permit revocation sound good in simple terms, but in the 

real world would be very subjective and difficult to enforce in a non-arbitrary way. Recommend deleting 

this section, or amending to require more defined circumstances that would result in permit revocation. 

(b)(1) Who determines what an “emergency” is, and what “negligence in responding” is? By what 

standards? 

(b)(2) What is a “law enforcement violation related to the short-term rental”?  

(b)(3) What is the threshold of if non-compliance is considered “chronic”? 

(b)(5) What is a “noted” Building or Fire code violation? Is there a code cross reference that would be 

helpful here? 

(b)(6) What is a “significant” violation vs a non-significant violation? What is a “relevant” authority? 

5.48.80 
General comment – especially as these proposed ordinances are new, and the unintended consequences 

have not yet been discovered, there should be an option for appeal that does not involve the court 

system. If the City Manager is the issuer of the permit, you could add an avenue to appeal to the City 

Council as a first step to more effectively hear complaints and resolve any issues. Having to sue the City 

(and pay their administrative expenses in advance) in order to have a legitimate issue or discrepancy 

heard would be extremely burdensome. 
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February 12, 2024 

City of Homer 

Economic Development Commission 

Sent via email 

Dear Economic Development Commission Members, 

I want to thank the Commission and the City staff for acting on the comments received on the first draft 

of the STR ordinance last month. I see that many of the specific changes requested have been made to 

the new draft.  

Anyone who has followed the discussion of STRs in Homer all know that this ordinance/conversation is at 

the request of the City Council due to the perceived impact of STRs on housing availability in Homer. The 

EDC and staff made the right call in declining to give legitimacy to that claim by striking the whereas 

clauses that allude to a correlation between regulating STRs and increased housing in Homer. 

The remaining whereas clauses, however, are similarly flawed/unnecessary, and make the entirety of the 

draft ordinance moot.  

For example, the issue of ensuring that sales tax is collected, while a valid objective, has several much 

simpler solutions. AirBnB can implement an automatic tool that will collect and remit sales or occupancy 

taxes if a law is passed by the local jurisdiction. I am not sure if this could be the City, or would have to 

be the Borough, but it is worth a few conversations amongst staff and Council/Assembly/AirBnB vs. 

enacting and implementing a burdensome regulation on potentially hundreds of Homer business 

owners. Perhaps all it takes is a Resolution by City Council? 

Another example is the issue of nuisances attributed to STRs. As others have testified, per a records 

request, only one “STR” complaint was made to the City during last summer’s tourist season, and it 

wasn’t even clear if a violation had occurred. As Ms. Engelbretsen has often said, Homer is not the Jersey 

Shore, and our visitors are more of the quiet kayaking/birder types than hard core partiers. It makes 

sense that Homer STR guests make good neighbors.  

The whereas clause about needing an ordinance just because there are no existing ordinances?  I’ll just 

leave that here… 

It’s my request that the ordinance in its entirety be set aside, and more efforts given to actually 

addressing housing by determining: 

1) What exactly is the housing deficit in Homer? Is it 100 summer/workforce housing units? Is it 10-

20 single family homes? Is it a new low-income apartment complex? Answering this question 

would be a valuable data point for future discussions about housing in Homer, and something 

the EDC could spearhead via surveys, statistical analysis, etc. 

2) What is the housing potential of Homer? Surely the City was involved with the new development 

of a dozen or so 2-bedroom places for rent on Adams Street, the new neighborhood being 

developed next to Paul Banks Elementary School, and the re-development of the lot on Mattox 

and East End Road? What is on tap for construction season 2024, and will that address housing 

faster and more efficiently than squeezing STRs out of existence? 
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3) How can the City encourage the or facilitate a continuance of the boom in housing 

development? The answer may be as simple as staying out of the way of the free market and let 

supply and demand work towards equilibrium. Other options may include tax incentives for 

certain developments that fill need gaps or increasing subsidies for infrastructure development. 

Again, I would also ask all the advisory commissions, City Council, Mayor, City Manager, and staff to 

consider whether this is the best use of time and resources to address the housing shortage in Homer. 

What are we not working on by focusing on STR regulation?  

Thank you again for considering these comments. I always welcome any questions you may have. 

Respectfully, 

Dorothy Duncan 

(907) 299-2265 

ursaminor907@gmail.com 
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February 19, 2024 

City of Homer 

Planning Commission 

Sent via email 

Dear Planning Commission Members, 

As you consider the draft ordinance regarding STRs at your meeting on February 21, I would like to 

reiterate a couple of points made previously in my written comments to the Economic Development 

Commission.  

First, the EDC, City staff, and others have correctly determined that this ordinance is not about housing. 

It does not increase housing of any kind, nor offer any kind of incentive to encourage additional long-

term or workforce housing in Homer.  

Second, the issues put forward in the whereas clauses as the other rationales for the ordinance are 

already effectively solved or are otherwise not changed in any way with this ordinance. Sales tax 

compliance is being investigated and handled at the Borough level (spoiler: compliance levels are very 

high), nuisances are almost non-existent (one possible parking violation in the past year), and the City’s 

planned self-certification of safety items pales in comparison to the standards and transparency that 

Airbnb and VRBO require of hosts on their platforms. 

Finally, it is well known that this ordinance was only put forward as an attempt to address the perceived 

impact of STRs on the overall housing market of Homer. Much evidence to the contrary has been 

provided to the EDC during the recent work sessions and comment periods, and I encourage you to read 

those minutes and comments in full and reach out with additional questions to those that actually follow 

the market and have data to back up their claims. Perceptions, anecdotes, and a few Facebook posts 

are not the foundation of good public policy. 

It’s my request that the ordinance in its entirety be set aside, and more efforts given to actually 

addressing housing by determining 1) the actual housing deficit in Homer (type of number of housing 

units that would meet demand), 2) the housing potential of Homer in the free market, and 3) ways the 

City could encourage our recent housing construction boom to continue to meet future needs.  

Work on this ordinance, or any similar ordinance that does not have a clear path towards actually solving 

an actual problem, is a waste of time. 

Thank you for considering these comments. I always welcome any questions you may have. 

Respectfully, 

Dorothy Duncan 

(907) 299-2265 

ursaminor907@gmail.com 
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From: Penelope Anne Haas
To: Department Clerk
Subject: For planning commission re Ordinance 23-61S
Date: Wednesday, February 21, 2024 10:14:27 AM

CAUTION: This email originated from outside your organization. Exercise caution when
opening attachments or clicking links, especially from unknown senders.

Dear members of the Homer Planning Commission,

Please encourage the City Council to include a provision in the short term rental ordinance,
23-61 S, clarifying that short term rentals require owner occupancy in residential zones for the
following reasons:

Occupancy Requirements for Short Term Rentals

The proposed STR ordinance, it if does not clearly require occupancy in the definition of the
STR and in zoning code, would allow the transformation of Rural Residential and Urban
Residential Zones into places that allow for a much larger business presence—more like a
Mixed Use Zones. If that is what Council or commissions intend, they should be very clear
about why they want that and let the public weigh in on the matter. 

Taking away occupancy requirement for STRs—while occupancy is required for BnBs and
other “Home Occupations”—could have a  number of undesirable consequences, many of
which are on display in communities across Alaska and the United Sates:

It could contribute to the loss of neighborhood character and neighbor relations.
It could create unfair market conditions, by favoring STRs over other businesses.
It could transform neighborhoods and residential areas into mixed use districts. 
It could contribute to an increased cost of housing over time.
It could tighten the long-term housing market significantly.

The City of Homer has occupancy requirements for Bed and
Breakfasts

Homer City Code 21.51.100  reads “A bed and breakfast must be accessory to and in a
dwelling occupied by the operator as the operator’s primary residence.”

For what reason would we manage BnBs differently than STRs? 
There is a strong case to be made that STRs should simply be considered a BnB
since they are just a BnB with an online platform, as the name “Air BbB” indicates. 
The ordinance should have language that says, in this Homer City Code 21.51.100 that
an STR shall be treated as a BnB. 
When this code was adopted, there was clear intent that we not transform residential
neighborhoods into hospitality districts. I believe that the public still supports this
view.

STRs in Rural Residential and Urban Residential Zoning 
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Short term rentals are not called out by name “permitted uses” in Rural Residential or
Urban Residential zones. There are a number of uses that are permitted outright in dwelling
units Urban Residential and Rural Residential Districts (HCC 21.12.020), including:

e. Rooming house, bed and breakfast and hostel;

Which of these categories does short term rentals fit into?

Bed and Breakfasts seem the obvious category.

If the council wishes to add Short Term Rentals as their own category, they will need
to do that by ordinance.

If the council wishes to add Short Term Rentals as their own category, they should
give them the same standards as the Bed and Breakfasts, requiring owner
occupancy. Anything else would be unfair to bed and breakfast owners, who are their
direct competitors. 

If the council wishes to remove the home occupancy requirement for STRs, it would
only seem logical that they would remove that requirement for other businesses,
including bed and breakfasts, all “home occupations” *, as well as “Day care homes.”
This shift would make our residential areas into mixed use. That is a big shift, for
which I don’t think there is public support. But if it is what council wants, again, they
should be crystal clear about it and let the public weigh in.

* Home Occupations require occupancy per Homer City Code 21.51.010:  “the home
occupation shall be carried on entirely within the dwelling unit or accessory building and its
function shall be clearly subordinate to the principal residential use of the
premises….A home occupation shall be carried on only by the full-time occupants of
the dwelling unit.”

Here are some relevant definitions from City Code

“Bed and breakfast” means a dwelling in which an individual or family resides and rents
bedrooms in the dwelling to overnight guests, if the bed and breakfast use is accessory to
the principal use of the dwelling as the primary residence of the operator. If the dwelling has
six or more bedrooms available for rental to overnight guests it is a hotel and not a bed and
breakfast (21.03.040 Definitions used in zoning code).

“Home occupation” means any use customarily conducted entirely within a dwelling or a
building accessory to a dwelling, and carried on by the dwelling occupants, that is clearly
incidental and secondary to the use of the dwelling for dwelling purposes and does not
change the character thereof, and includes no display of stock in trade, no outside storage
of materials or equipment and no commodity sold upon the premises. “Home occupation”
does not include bed and breakfast (21.03.040 Definitions used in zoning code). 

“Rooming house” means a dwelling containing not more than five guest rooms that are
used, rented or hired out to be occupied for sleeping purposes by guests. A rooming house
shall not accommodate in excess of 15 guests. A rooming house shall also include any
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structures associated with the dwelling, such as guest cabins; provided, that a conditional
use permit was obtained for any associated structures, if a permit is required in order to
have more than one building containing a permitted principal use on the lot. “Rooming
house” does not include bed and breakfast (21.03.040 Definitions used in zoning code).

“Hostel” means any building or portion of a building containing dormitory-style sleeping
accommodations for not more than 15 guests that are used, rented or hired out on a daily
or longer basis.

Sincerely,

Penelope Haas
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February 6th 2024

The memorandum Submitted Sep. 27 2022 titled Short term rental basics appears to be the

foundation and Start of the push to regulate Short term rentals.

There is a distinct theme that emerges that tries to tie STR business to the lack of housing and

affordability.

The first 2 WHEREAS paragraphs in ordinance 23-61 try to do this.

Not only has the city has yet to provide any clear link from STR to a housing crisis or shortage,

Further analysis of the statistics and data from Census.gov and live.laborstats.alaska.gov

Make the case that Homer is doing better than most municipalities when it comes to housing

availability and affordability.

No compelling evidence has been presented that there is a problem with safety or nuisance

as stated as intent in section 5.48.020 .

1. Requirement that they operate safely.

There is not a single case in Homer of a STR burning down. There is no evidence that

emergency services have not been able to respond to a situation because it was a STR.

Safety is already a function of the STR websites (ie Airbnb, Vrbo). You are required to declare

if you have smoke detectors and carbon monoxide detectors. Additionally, Every single person

that stays in your unit writes a review and lets new potential guests know exactly what they are

getting when they book with you. A high level of scrutiny, detail and accountability is built into

the system. The potential guests have much more information and detail about parking,

number of beds, safety equipment, etc. than anything this ordinance would supposedly cover.

Additionally, because of the accountability factor, the hosts are very attentive to details ,

especially the safety and comfort of their guests. If not, they are taken out of the rotation by

market forces.

To the Homer City Council and Mayor
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2. Nuisances.

A records request to the City of Homer on Dec. 13 2023 revealed that from May to October In

the 2023 tourist season , there was not a single call to HPD of a nuisance caused by a STR.

Interestingly the majority of the calls were from long term rentals and Hotels.

In that same time period there was only 1 call to HPD referencing a parking complaint tied to a

STR. The issue was resolved, and there was no indication that a law was broken, just a single

complaint.

There are already systems in place to handle any nuisance or parking complaints if they

become an issue in the future.

4. Taxes.

Collection of Taxes is a function of the KPB.

The Borough is currently using the Harmari software to identify, educate and enforce tax

compliance.

As of Feb. 2024 they have Identified 154 individual accounts/operators that have short term

rentals in Homer city limits. (111 of the overall listings are hotels using the platform) They are at

over 80% compliance and of the remaining 32 operators, they have identified them and are

reaching out to facilitate compliance.

The Borough is doing their job and has tremendous momentum. In less than a year they

anticipate near 100% compliance.

My overall sense is that there was a desire to regulate Short Term rentals as a reaction to an

unproven and emotional narrative that short term rentals are bad.

This was an ordinance looking for a problem.

There is no good, or demonstrated reason to re-write or modify this ordinance. It needs to go

away, and I recommend that this ordinance be abandoned.
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Charles Anderson
Charlesgoldenanderson@gmail.com
907-756-1973
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February 6th 2024

Housing Analysis in Homer, Alaska: Navigating Affordability and Crisis Perspectives

*Presented by Charles Anderson
**Overview:**
This comprehensive analysis delves into the housing landscape of Homer, Alaska, addressing
prevalent terms like "The housing crisis" and "Lack of affordable housing." By combining
statistical insights with real-world observations, the paper aims to demystify these terms,
providing a nuanced understanding of the challenges and opportunities in the local housing
market.

**Key Findings:**
1. **Affordable Housing Criteria:**
- Definition: Not more than 30% of income allocated to housing (rent/mortgage).
- Statistical Baseline in Homer, Alaska: $1,743.92 per month.
- Homeowner vs. Renter Affordability Discrepancies.

2. **Rental Market Dynamics:**
- Survey of Long-term Rentals: Average cost trends and availability.
- Affordable Housing Accessibility: Wage thresholds and rental affordability.

3. **Housing Crisis Evaluation:**
- Comparative Analysis: New housing starts, median home prices, and rental statistics.
- Homer's Position: Significantly high housing starts per capita, below-state-average median

home price.

4. **Inflation's Role in Housing Costs:**
- Unpacking Speculations: Non-resident buyers, short-term rentals, and the true culprit.
- 1992 vs. 2022: Inflation-adjusted median home prices in Alaska.

5. **Affordability in Rental Market:**
- Navigating Individual Experiences: Challenges and successes in securing affordable housing.
- Ebbs and Flows: Impact of market dynamics on rental availability.

6. **Argentinian Experiment:**
- Lessons from Legislation: Consequences of government intervention in the housing market.
- Repeal Impact: Inventory increase and price reduction in Argentina.

To the Homer City Council and Mayor
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**Conclusion and Recommendations:**
- Homer's Housing Landscape: A closer look at the statistics and facts.
- Future Steps: Advocating for free market dynamics and strategic city interventions.

**Recommendations for City Action:**
- Financial Participation in Utility Extensions.
- Property Tax Reductions and Increased Exemptions.
- Strategies for Lowering Water/Sewer Rates.
- Incentives for Multi-Family Housing.
- Sales Tax Exemption for Year-Round Rental Housing.

**Note:** *2022 statistics were used due to the unavailability of complete 2023 statistics from
the State of Alaska Department of Labor and Workforce Development.*

When discussing public policy on housing, "The housing crisis" and "Lack of affordable housing"
are terms that are thrown about, and used quite a bit. They tend to convey a sense of
desperation, doom, and despair, especially for young people and those who are trying to
establish themselves in a given community. Given that shelter is one of our basic human needs,
it is no wonder that people get concerned and agitated when those terms are used. They are
often used to justify public policy discussions and action, but rarely defined. So let's dive in and
analyze what they actually mean statistically vs what some people mean when they use those
terms. Then we can look at what criteria would need to be met to justify the use of the terms
objectively.

**Affordable Housing:**
The generally accepted definition of affordable housing is that no more than 30% of your income
is to go toward your housing (rent/mortgage).

According to the latest census data gathered at census.gov, the median home price in Homer,
Alaska is $348,000. With the median monthly owners' cost for someone in Homer, Alaska with a
mortgage is $1,945 (for homeowners without a mortgage, the fixed costs such as insurance,
taxes, etc. are $632). For rentals, the median gross rent in Homer, Alaska is $1,180 per month.
The median household income for Homer is $69,757. The median household income divided by
12 months is $5,813. 30% of that is $1,743.92. $1,743.92 per month is the statistical baseline in
Homer, Alaska for affordable housing.
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Some quick math tells us that the average homeowner with a mortgage in Homer is spending
33.45% of their income on housing, slightly above the affordability threshold. When we do the
same math for median gross rent, we have 20.29% of median income spent on housing, well
below the baseline for affordable housing. A survey of available rentals over the last 2 months
(Facebook Marketplace was the primary source, as Craigslist use has all but ceased) has shown
an average of 19 long-term rentals on the market at any given time. (Care was given to exclude
short-term winter rentals, dry cabins, and rentals past Diamond Ridge and past Fritz Creek.) Of
the 22 rentals available in Dec. 2023, only 3 were over $2,000 a month, 15 of them were under
$1,500, and 4 were under $1,000. An average cost of $1421.30. In January 2024, the average
had dropped to $1,349. One major finding was that the East End Cottages (the low-income,
subsidized apartments across from the gear shed) have never been full since they opened
several years ago. They have units available now under $1,000.

Someone making $24.58 an hour working full time would still come in at the 30% affordability
threshold if they were renting. A couple or two roommates could make starting wages at
McDonald's ($13 an hour for normal shifts, $15 an hour for premium shifts) and still afford
housing at or below the threshold for affordable housing. The starting wage at Safeway is $17
an hour.

**Housing Crisis:**
Housing crisis generally refers to a limited/short supply compared to the demand. This can be a
bit more tricky to pin down; however, new housing starts, median home prices, rolling average of
long-term rental availability, average rental costs, etc. all compared to the state average and
compared to other municipalities can be an indicator of how your city is faring. Like so many
questions, "compared to what?" is crucial.

Single-family loan activity for 2022 reported at live.laborstats.alaska.gov has the statewide
average sales price at $422,584. The state does not have individual statistics for Homer;
however, the average sales price for the Kenai Peninsula is $385,049. To corroborate this
information, a local lender provided the information that of the 40 loans they closed in Homer in
2023, the average was $390,580. This is anecdotal evidence indicating that the State of Alaska
Statistics for the Kenai Peninsula are close to that of Homers. Given that these are sales
statistics, and that the US census states the median value of an owner-occupied home is
$348,000, we can reliably say that Homer is solidly below the state average.

Using 2022 data found @ live.laborstats.alaska.gov, Homer is second in the state for new
housing starts, only behind Anchorage. Anchorage had 402 new housing starts (combined
single-family and multi-family), and Homer had 74 total new units. With Anchorage's population
of 291,247, that is one new housing start per 725 people. Homer's population is 5522 and has
one new housing start per 75 people. Homer is second in the state overall and has over 10 times
more housing starts than Anchorage when adjusted for population. (The next closest in overall
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was Juneau, with 64 new housing starts with a population of 32,255, one new start for every 504
people.)

When it comes to new lots and building opportunities in the non-view more affordable range, the
new subdivisions on Early Spring and the one across from East Hill provide over 50 new
opportunities on the "non-view" more affordable end.

According to the Alaska Department of Labor and Workforce Development
(live.laborstats.alaska.gov), 30 years ago in 1992, the average sales price for a single-family
home in Alaska was around $133,952. In 2022 that number was $422,584.
Many speculate on the cause of such a tremendous rise in cost. Non-resident buyers driving up
demand, short-term rentals, greedy real estate agents, greedy contractors, etc., are all popular
scapegoats.
However, the most significant factor contributing to the rise in housing costs is inflation. Clearly
demonstrated when we look at what that 1992 median home cost would be today when
adjusted for inflation. According to the State of Alaska statistics, it turns out the Average sales
price in Alaska for 2022 would only be about $209,744 (for Homer, Alaska, it would be about
$192,316) when adjusted for inflation.
A modest rise that could easily be attributed to a better-built product and reasonable rise in
demand. While the tendency is to find a group to blame perceived housing problems on, the true
culprit is inflation.

Homer, Alaska, has affordable housing when it comes to the rental market. It is understood that
this statement will be triggering for many and contested. This statement is not meant to ignore
or discount people's past and current challenges when searching for and procuring housing.
There are many factors that go into a landlord and a tenant's mutual agreement to contract. Not
every rental is suitable for every tenant, and not every tenant is suitable for every rental. When
discussing housing to guide public policy, it is important to resist the tendency to reference a
given individual's experience with housing and infer or conflate that their experience constitutes
the statistical norm. It is important to look at statistical data and use facts.

For example, someone could share their experience of having a near impossible time finding a
suitable place to rent at a price that fits their budget and could make the claim that "Homer
doesn't have affordable housing". While the next person can share their experience of finding a
place quickly, that meets all their needs at a price that doesn't even take up 20% of their income.
"Homer has great rental opportunities" would be the takeaway. While both sides of the argument
would be quick to use their preferred examples, the reality is that the circumstances surrounding
each instance can affect the situation drastically. The person having difficulty could be working
only 20 hours a week, have a negative rental history, and also have several pets. While the
person who had no trouble may be well-established in a good job and received a below-market
deal from a family friend. Either scenario does not provide a clear picture, and it is the individual
circumstances that have the most bearing on the experience, not the overall rental market. Many
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times life and lifestyle decisions will impact the options available to you. Both positive and
negative.

There is also ebb and flow when it comes to the rental market. In 2020, the demand for
short-term rentals significantly increased due to the rise in domestic travel caused by
international travel restrictions. Some units were shifted from the long-term market to the short
term, along with new units that were created to capitalize on the short-term spike in demand.
Fast forward 3 years, and due to falling prices in the short-term market, former short-term units
are being offered back on the long-term market, including units built initially for the short-term
boom. In this instance, the initial rise in demand of short-term rentals eventually subsidized and
brought to market more long-term rentals. Using government regulation to try to chill one sector
of housing in favor of another will have the effect of decreasing supply overall.

The major point being that housing is housing. An increase in any type of housing supply will
ultimately increase all supply over time, no matter how it is initially allocated.

Argentina's 4-year experiment with government intervention in the housing free market is a
textbook case of unintended consequences and opposite results. In an alleged attempt to help
renters and the public secure affordable housing, in 2020 Argentina's government implemented
a series of laws and rent controls. The result was many owners simply exiting the rental market,
driving up prices, and shrinking supply. When newly elected President Milei scrapped the 2020
rent control laws in December 2023, within a month the rental inventory had doubled, and prices
had fallen 20 to 30%.

As demonstrated recently in Argentina, attempts to mitigate the lag effects between rents and
inflation, via legislation, only make the problem worse and have the opposite effects.

Statistics and facts indicate that Homer's rental market can be classified as affordable.

As to a Housing Crisis, I do not see where a credible case can be made that we are experiencing
a housing crisis in Homer. New housing starts are the highest per capita in the state (by a large
margin) while our median home price is well below the State average. Homer is growing and
there will be peaks and valleys. However, the facts and statistics make a strong case for us to
keep doing what we are doing. Let the free market work, and over time it will smooth out the
highs and lows, and ultimately provide for growth that is inevitable.

**Next Steps:**
It is clear that compared to other municipalities in the state, free market forces are doing a
better than average job of responding to the housing demand in Homer. In discussions with
several developers who have recently worked with the city on new subdivisions, they expressed
their frustration at the resistance they received from the city and the planning commission,
despite meeting all codes and regulations.
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**Some Recommendations:**
- The city could participate financially with utility main extensions, instead of the cost being
shouldered 100% by the developer. The extension, after all, is bringing the city new customers.
- Help reduce property taxes - lower mill rate
- Increase primary home exemption in City to Match the KPB at $350,000 (vs $150,000 current)
- Strive to lower water/sewer rates. The most expensive in the state (perhaps the country).
- Create tax incentives for building multi-family housing - a tax abatement for a period of time.
- Remove sales tax from year-round rental housing. (Short-term rentals still pay tax on their
business)

**Note:**
2022 statistics were used due to the fact that the State of Alaska Department of Labor
Workforce and Development site did not have all of 2023 statistics published yet.

Charles Anderson
Charlesgoldenanderson@gmail.com
907-756-1973
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From: Department Planning
To: Zach Pettit
Subject: FW: Form submission from: Draft Short Term Rental Regulations
Date: Monday, January 8, 2024 8:35:46 AM

 
 
From: City of Homer Alaska Official Website [mailto:homer-ak@municodeweb.com] 
Sent: Tuesday, December 26, 2023 1:23 PM
To: Department Planning <Planning@ci.homer.ak.us>
Subject: Form submission from: Draft Short Term Rental Regulations
 

CAUTION: This email originated from outside your organization. Exercise caution when
opening attachments or clicking links, especially from unknown senders.

Submitted on Tuesday, December 26, 2023 - 1:22pm

Submitted by anonymous user: 209.112.183.200

Submitted values are:

Name William D. and Marianne Schlegelmilch
Comment
Dear Planning Department,
Short term rentals ruin neighborhoods, turning them from
close-knit supportive and friendly environments into
throngs of strangers wandering around day and night
talking on their cellphones and disrupting neighborhood
solitude. They also drive up property values and make it
all but impossible for residents who do not have deep
pockets to ever consider moving within our city as sales
often happen within the span of 2-3 days to cash paying
profiteers.
This has become increasingly evident in the Mountain
View neighborhood where we live, along with
unregulated new construction obviously designed for
short term rentals that violate city codes on size and
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height restrictions, all with the city apparently turning a
blind eye to their significant negative impacts on
neighborhoods, such as run-off issues, increased density
and major uptick in traffic noise and congestion—all
issues which our city council seem unconcerned with as
they push their personal views and agendas on long-
term citizens and even adjacent business owners who
have invested heavily in this area.
As citizens, you have asked for our input. As government
officials, will you care to hear us?
William D. and Marianne Schlegelmilch
4470 Kachemak Way
Homer
907 235-6913
STR owner or employee? Y/N Home owner, city resident
The results of this submission may be viewed at:

https://www.cityofhomer-
ak.gov/node/78385/submission/51508
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From: Melissa Jacobsen
To: Julie Engebretsen; Ryan Foster
Cc: Zach Pettit; Renee Krause
Subject: FW: Comments on STR regs
Date: Wednesday, December 6, 2023 12:13:06 PM

Here is public comment for the PC and EDC when they have Ordinance 23-61 on their agenda.
 
Thanks! Melissa
 
From: Maureen Kennedy <maureenkennedy@aol.com> 
Sent: Monday, December 4, 2023 12:51 PM
To: Department Clerk <clerk@ci.homer.ak.us>
Subject: Comments on STR regs
 

CAUTION: This email originated from outside your organization. Exercise caution when
opening attachments or clicking links, especially from unknown senders.

Hi: I’m the owner of a rental property outside City limits.
 
I live primarily in West Marin County, CA where short term rentals have been a big issue in
recent years.  The county is in the middle of a process of finalizing regulation of short term
rentals here.  The process it proposes is much more complex, expensive and detailed than
Homer’s (e.g. a septic system and water quality test has to be submitted, you need proof that
the space was originally permitted under the building code, etc. etc.).  But nevertheless I’ve
read a lot of these draft regulations in the past couple of years. By the way, Scotland’s new
regulation prohibits you from lending the house to a friend for a weekend or donating it for a
couple nights for a charity auction if there’s no STR permit in place.  We can definitely over-
think this…...
 
I have three comments on the current draft:
 
—At .050 (a) regarding non-conforming uses, I’m concerned about the window in the draft
for “grandfathering in” that extends through the end of this year.  For those paying attention,
the City might see lots of non-conforming units jamming in supposed short term renters
(Neighbors? Children? Etc.) in the coming three weeks just to get retroactive approvals for
units that really shouldn’t get sign off (or have not been paying required taxes).  Given that it’s
a proposed rule which could be changed before finalization, I’m not sure how this even works.
 If the Council changes the draft to the date of publication of the draft (which I think would be
the normal protocol on this, precisely to avoid folks gaming the system), then some who
thought they were likely grandfathered in would no longer be.  I’d argue that at the next
reading, that language should be changed to the date of release of the draft language,
and there should be no move to extend the date again into the future, so there is no "race
to the barn” for properties that by definition, don’t meet the planned City minimum
requirements.  I totally understand the preference to grandfather-in local owners who
legitimately have been in business and playing by the [looser] rules in place until now.  But I’d
really advocate that you not encourage owners with units that won’t meet basic standards to
get one tenant for one night before 12/31 just to qualify for the loophole.
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—At 060 (a) I’m not sure on the definition of a bedroom.  I’m not sure the City has a
definition of a bedroom given its building code.  Does it require a door that closes?  I’m
staying at a Homer AirBnB this summer that I believe is a larger studio, with a double bed in
the one room and a fold out bed also in the one room.  A curtain can enclose the main
permanent double bed creating a bit of privacy.  The owners coincidentally advertise it as a
“one bedroom” and have a self imposed limit of 4 guests.  Can that unit accommodate 4 adults
and unlimited children in the one large room?  If the owners considered the curtained area to
be a bedroom and the open area by the kitchen with the second bed to be a second bedroom, is
the limit 2+2+2 free plus kids?  Is the plan to rely on the preferences of the owner in that case?
 Does a potential tenant have the right to argue for a total of 4 (or 6) adults and 3 kids in 300
square feet even though the owner prefers no more than four (i.e. is it a floor or a ceiling)?  I’d
suggest you clarify the definition of bedroom and either allow two extra adults OR unlimited
kids but not both, just to reduce the potential for overcrowding.  
 
--Relatedly, it would be useful to know if the fire certification requires two forms of egress; or
perhaps just include a link in the reg to the standard that the fire department uses in making
their assessment.  If I owned a house in the City and was thinking about creating a compliant
STR, it would be useful for me to know that information early in the process.
 
Thanks,
 
Maureen Kennedy
510-290-8535
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Landlords or 

Lodging Providers 
Helpful Tips Regarding the Sales Tax Code 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 
Sales Tax Division 

Finance Department 

Kenai Peninsula Borough 

Soldotna, Alaska 99669  

salestax@kpb.us Email 

(907) 714-2170 Office 

(800) 478-4441 Toll Free 
(within the borough) 
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Newly Registered Businesses – April 2023
  

Page 2 of 6  

Introduction 

The Kenai Peninsula Borough Finance Department (Department) is 

responsible for educating and confirming compliance with the 

Borough’s Sales Tax Code (Code). 

 

Education 

Written Material - The Borough makes information available in order to 

assist sellers in understanding their responsibilities under the KPB Code. 

This includes: KPB Code publication; jurisdictional calculation charts; 

return forms; notification of changes in the KPB Code; forms required 

to claim refunds, to file a protest, or to apply for a resale or exempt 

certificate. Forms are found on our webpage: kpb.us/finance-  

dept/salestax 
 

Assisting Sellers - The Staff in the Finance Department are willing and 

glad to answer any of your questions concerning sales tax. This 

includes specific questions regarding the KPB Code or help with 

compilation of returns. Please feel free to call upon the Staff if you 

have questions. 

 

Confirm Compliance 

Random Review of Borough Records - The Department monitors 

significant account changes, delinquent accounts, and changes in 

industries to ensure all sellers are treated fairly according to the KPB 

Code. 

 

Random Audits - The Department performs audits on sellers to: check 

the correctness of the Borough’s records; determine the accuracy of 

the seller’s reported sales versus their bookkeeping records; and to 

answer the seller’s questions. 

 

Confirm Registration - The Department investigates and assists in 

registering all sellers conducting business in the Borough. 
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Newly Registered Businesses – April 2023
  

Page 3 of 6  

Reminders 

As a seller registered to collect sales tax there are a few items you may want 

to keep in mind. 

 

Landlord - Defined as any seller who is providing rent or leasing services for 

land, building, or dwelling units regardless of the amount of time (nightly or 

longer). 

 

Temporary Lodging - The KPB Code requires that all temporary lodging 

(lodging services provided for less than 30 days to the same party) be taxed 

on a per room - per night basis subject to the first $500 maximum per sale 

transaction, on a per room - per night basis, KPB 5.18.430(D). 

 

Utilizing $500 Maximum Gross Sale Exemption - Sales tax shall be applied 

only to the first $500 of each separate sale, rent, or service transaction 

except: 

 

1) The payment of rent, whether for real or personal property, in excess of 

$500 and for more than one month, shall be treated as several separate 

transactions covering the rental/lease for one month each. This means 

that a lease agreement needs to be broken down into individual 

months, KPB 5.18.430(A). 

Example: A 3 month rental for $900 equates to 3 months of $300 each 

month, therefore, in a 6% tax jurisdiction, $54 in tax is collected for the 3 

months, or $18 per month. 

 

2) When it relates to temporary lodging (refer to above). 

 

3) Recreational sales shall be treated on a per person per day basis and 

therefore the maximum tax computation shall be calculated on a per 

person per day basis. For purposes of this subsection, the term "person" 

means an individual human being. 

 

Using an online marketplace or online travel agency for booking lodging - 

When landlords utilize online facilitators to market their rental properties 

whether for monthly rentals or recreational lodging, it is the responsibility of 

the property owner to properly collect and report the correct sales tax.  

When creating the online listing, it is incumbent on the landlord to assess 

sales tax based on the total price of rental; total price includes all additional 
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charges such as cleaning or pet fees passed on to the tenant.  The rate of 

sales tax is to be based on the total sale, taxing at the jurisdiction rate where 

the property is located.  Recreational lodging is taxed based on the total 

per unit per night charge, and is only eligible for “Maximum Tax”, 

consideration when the nightly per unit rate exceeds $500.  

• Examples of online market places are: VRBO, AirBnB, Orbitz, 

Tripadvisor, etc..  

 

Determining Taxing Jurisdiction 

 

The taxing jurisdiction for rentals is the place where the real property 

is located. 

• Restriction on Imposition of Tax - The seller shall, whenever feasible, 

separately state the tax to the buyer on each taxable transaction, 

KPB 5.18.410(A). 

 

• Agent - The seller is acting as an agent for the Borough by 

collecting and remitting sales tax to the Borough. Taxes collected 

from the buyer are Borough funds. 

 
• Determination of Charging Tax - The seller is responsible for all sales 

tax collected and those taxes that should have been collected. It 

is the responsibility of the seller to determine if a sale is exempt or 

not exempt from sales tax. If there is doubt, collect the sales tax 

and contact the Borough for a determination. A refund to the 

buyer is possible. 

 

• Personal Property Tax - All businesses are required to file a Business 

Personal Property Statement with the Borough Assessing 

Department prior to February 15th of each year. Business Personal 

Property consists of items used to operate a business, such as 

washers, dryers, all types of furniture, etc. For more information on 

what items are taxable contact the Assessing Department at 262- 

4441. 

 

• Accounting Records - If the seller’s business is audited by the 

Borough, the seller’s accounting records, federal tax returns, and 

filed sales tax returns will be reviewed to determine if reported gross 

sales coincide. Therefore keeping accurate and complete records 

is very important. 

 
Package Deals 
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If sellers are providing a recreational package by themselves or with 

another business which offers recreational services (services provided 

by a seller for amusement, relaxation, diversion of attention, or play), 

the sales tax is to be calculated on each activity on a per-person per 

day basis at the rate of the jurisdiction where each day’s service is 

rendered. The lodging component of the package is taxed on a per 

room per night basis at the rate of the jurisdiction where the lodging 

facility is located. 

 

• Use of Resale Certificates by the Seller of Recreational Packages. 

If any of the services included in the package are provided by 

other businesses and the seller of the package provides a valid 

resale certificate to those businesses, then the provider of the 

services would not charge sales tax to the package seller. If the 

seller of recreational packages does not  have a valid resale 

certificate, the provider of the services would charge tax to that 

seller. 

 

• Reporting the Sale of Package Deals – Assuming that no individual 

activity costs the purchaser of a package more than $500 per 

person per day, the seller of the package collects sales tax on the 

full price of the package for the jurisdictions in which the activities 

of the package take place. The seller of the package would report 

the entire sale in gross sales. The provider of the service would 

report the sale as a sale for resale (a non-taxable item) if a valid 

resale certificate was provided by the seller of the package deal. 

If there was no valid resale certificate provided, the provider of the 

services would report the sale in his gross sales and also report the 

sales taxes collected. 
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Your Rights 

If the seller disagrees with the Borough’s final audit result, 

estimate result, exemption determination, or other sales tax 

determination, the seller has the right to appeal the final 

determination to court within 30 days. 

 

1) If the seller disagrees with the written determination of the 

Borough Auditor, a protest may be filed with the Finance 

Director, KPB 5.18.580. The Director will review the methods 

used, documents presented, and results of the audit or 

estimate. The Director will issue a written decision regarding 

the validity of the audit or estimate. If the determination 

involves estimate results, as opposed to audit results, the 

Borough may require the seller to submit to an audit. If the 

seller disagrees with the Director’s final written decision, the 

decision may be appealed within 30 days of distribution to 

the Superior Court in Kenai, Alaska. 

 

2) If the seller or consumer believes a sale is exempt, either the 

seller or the buyer may protest taxing the sale by filing a 

protest with the Borough within 60 days of the date of the 

sale. The Mayor will issue a written determination regarding 

the exemption. The seller must continue to collect the tax 

until the Borough issues a determination regarding the 

exemption. If the exemption is allowed, the sales tax paid 

will be remitted to the consumer with the determination. 

The determination may be appealed within 30 days of 

distribution to the Superior Court at Kenai, Alaska, KPB 

5.18.250. 

 

3) If a written decision has been issued by the Mayor 

regarding application of the KPB Code to a  particular 

factual situation, the decision may be appealed by the 

seller or taxpayer within 30 days of distribution to Superior 

Court at Kenai, Alaska, KPB 5.18.140(C). 
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Draft Short Term Rental Regulations
The City of Homer is considering adopting regulations for Short Term

Rentals, such as Airbnb and VRBO. You can read the draft regulations and

memorandum here.

Some notes based on questions received as of 12/22/23:

*As of 12/23, the concept is for business to be able to register, for free,

through 2024, with required registration and fee payment beginning in

2025. Typical fees in the City are $50-$300; City Council will determine the

�nal fee and enactment date of the regulations.

* There is NO cap or limitation proposed on the number of short term

rentals within the City.

* No life safety inspection is required. Operators will self certify they have

appropriate �re extinguishers, etc. A checklist is under development and

will be posted here by the end of January.

Draft  Meeting Timeline - 2024

There are several opportunities to speak about the proposed regulations.

Attend whichever meeting time and date works for you! You can also

provide comments on the webform below. As dates and times are

con�rmed, this page will be updated.

January 9th, Economic Development Advisory Comission (EDC)

Meeting. This includes a work session with small group breakout

conversations. Work session starts at 4:30 pm. Regular meeting starts

at 6 pm.

Overcast, light rain, 48 °F Home Contact Us
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January 17th, Chamber of Commerce Panel, noon at the college

January 24, Lunch time Q & A at the college, hosted by grassroots

group Guiding Growth. (time tbd)

February 7, Planning Commission (PC) Meeting (tentative)

February 13, EDC Work Session (time tbd) and Meeting

February 21, PC Meeting

February 26, City Council Public Hearing. * It is likely there will be a

substitute ordinance at this meeting, based on public comments

received through February 15th. 

Past Work

Homer Housing Event, March 2023

Short Term Rental Report, Fall 2022 - see Council Work Session packet

HERE

Resources

State law on rentals and business licensing 

Kenai Peninsula Borough FAQ's on sales tax 

Kenai Peninsula Borough Brochure "Landlords or Lodging

Providers" (download)

Questions?

If you have questions, contact 907-435-3119, email

planning@ci.homer.ak.us,  or use the comment form below. 

Please comment on the proposed regulation with the form

below.

Name *

Comment *
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STR owner or employee? Y/N *

Describe your interest in this topic: STR owner or operator/employee, or general public

Submit

Planning

City Code

Planning Commission

Documents

Coastal Blu� Information

Flood Maps, Permits and Flood Protection

HERC 1 Historical Information

Long Range Planning

Map Resources

Permits
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Signs

Helpful Links

How Do I

FAQs

Contact Information

Mailing address:

Homer City Hall

491 East Pioneer Ave

Homer AK 99603

Phone:

907-235-3106

Email:

planning@ci.homer.ak.us

Fax:

907-235-3118

O�ce Hours: Monday through Thursday 8 a.m. to 5 p.m.

View Full Contact Details

Planning Public Hearings

There are no upcoming public notices posted at this time.
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City of Homer (907) 235-8121

491 E. Pioneer Avenue Homer, AK 99603
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Department of Commerce, Community, and Economic
Development
DIVISION OF CORPORATIONS,
BUSINESS AND PROFESSIONAL
LICENSING

State of Alaska / Commerce / Corporations, Business, & Professional Licensing / Business
Licensing / PropertyRentalFAQs

BUSINESS LICENSING
AirBnB, mother-in-law apartments, and property
rental FAQs
1. I want to operate an AirBnB. Do I need an Alaska Business
License?
Airbnb is an accommodation-sharing online marketplace which lets people rent out their
properties or spare rooms to guests.

Yes, if you are collecting rental income then you are engaged in business activity and an
Alaska Business License is required.

Per AS 43.70.020(a) a business license is required for the privilege of engaging in a
business in the State of Alaska.

Per AS 43.70.110(1) “Business” means a for-profit or non-profit entity engaging or offering
to engage in a trade, a service, a profession, or an activity with the goal of receiving a
financial benefit in exchange for the provision of services, or goods, or other property.

Per AS 43.70.020(f) a business license may cover multiple lines of business. For more
information go to: Multiple Lines of Business FAQs

In addition, if your business structure is an entity (i.e. corporation, LLC, LLP, LP, etc.), per
Alaska Statute Title 10, then you must register your entity prior to obtaining an Alaska
Business License; for more information go to: Corporations Section
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TIP: prepare before you begin to get licensed by going to: How To Get Licensed

2. I have a “mother-in-law” apartment and I want to rent it out.
Do I need an Alaska Business License?
A “mother-in-law” apartment is a small apartment attached to or next to a house, ostensibly
intended for occupancy by a mother-in-law or other relative, but potentially also rented out
to a stranger.

Yes, if you are collecting rental income then you are engaged in business activity and an
Alaska Business License is required.

Per AS 43.70.020(a) a business license is required for the privilege of engaging in a
business in the State of Alaska.

Per AS 43.70.110(1) “Business” means a for-profit or non-profit entity engaging or offering
to engage in a trade, a service, a profession, or an activity with the goal of receiving a
financial benefit in exchange for the provision of services, or goods, or other property.

Per AS 43.70.020(f) a business license may cover multiple lines of business. For more
information go to: Multiple Lines of Business FAQs

In addition, if your business structure is an entity (i.e. corporation, LLC, LLP, LP, etc.), per
Alaska Statute Title 10, then you must register your entity prior to obtaining an Alaska
Business License; for more information go to: Corporations Section

TIP: prepare before you begin to get licensed by going to: How To Get Licensed

3. I have a room I want to rent it out. Do I need an Alaska
Business License?
Yes, if you are collecting rental income then you are engaged in business activity and an
Alaska Business License is required.

Per AS 43.70.020(a) a business license is required for the privilege of engaging in a
business in the State of Alaska.

Per AS 43.70.110(1) “Business” means a for-profit or non-profit entity engaging or offering
to engage in a trade, a service, a profession, or an activity with the goal of receiving a69
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financial benefit in exchange for the provision of services, or goods, or other property.

Per AS 43.70.020(f) a business license may cover multiple lines of business. For more
information go to: Multiple Lines of Business FAQs

In addition, if your business structure is an entity (i.e. corporation, LLC, LLP, LP, etc.), per
Alaska Statute Title 10, then you must register your entity prior to obtaining an Alaska
Business License; for more information go to: Corporations Section

TIP: prepare before you begin to get licensed by going to: How To Get Licensed

4. I have rental property I want to rent out. Do I need an Alaska
Business License?
Yes, if you are collecting rental income then you are engaged in business activity and an
Alaska Business License is required.

Per AS 43.70.020(a) a business license is required for the privilege of engaging in a
business in the State of Alaska.

Per AS 43.70.110(1) “Business” means a for-profit or non-profit entity engaging or offering
to engage in a trade, a service, a profession, or an activity with the goal of receiving a
financial benefit in exchange for the provision of services, or goods, or other property.

Per AS 43.70.020(f) a business license may cover multiple lines of business. For more
information go to: Multiple Lines of Business FAQs

In addition, if your business structure is an entity (i.e. corporation, LLC, LLP, LP, etc.), per
Alaska Statute Title 10, then you must register your entity prior to obtaining an Alaska
Business License; for more information go to: Corporations Section

TIP: prepare before you begin to get licensed by going to: How To Get Licensed

5. Will I need a business license from my local government,
municipality, city, or village?
Check with your local government or agency for any additional business licensing
requirements, potential restrictions per local ordinances, and/or sales tax requirements.
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6. IMPORTANT – Check with other agencies.
After you have met the requirements of this Division there will be other agencies you need
to work with to ensure compliance with local, state, and federal government requirements.

For more information go to: Business Structure FAQs and click your entity type.

For additional resources, which may provide technical, informational or advisory
assistance, go to:

Alaska Small Business Development Center

IRS Small Business Center

Small Business Assistance Center

U.S. Small Business Administration

Workshops for Small Business

In addition, you may wish to contact a professional association or organization affiliated
with your business activity.

If you need further assistance you are advised to seek the services of an attorney or other
qualified professional.

7. Where can I find additional information on landlord and
tenant rights?
Landlord and Tenant Information

The Alaska Landlord & Tenant Act: what it means to you

In addition, landlords and tenants should read and familiarize themselves with the Alaska
Uniform Residential Landlord and Tenant Act (AS 34.03.010 – 34.03.380).

Complaint FAQs
Complaint FAQsComplaint FAQs

This Division does not provide legal advice. The information contained within these
webpages is provided for your convenience and is not to be interpreted as legal advice. It is
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Mission Statement
Ensure that competent, professional and regulated commercial services are available to Alaska

consumers.

Anchorage
Mailing/Physical Address
550 W 7th AVE, STE 1500

Anchorage, AK 99501-3567

Phone: (907) 269-8160
Fax: (907) 269-8156

Investigations Fax: (907) 269-8195

Office Hours
Monday-Friday

8:00am-11:30am
12:30pm-3:00pm

your responsibility to know what your registering, reporting and filing requirements are
based on your specific business activities. Not knowing what is expected of you may not
preclude you from the legal obligation to meet these requirements and compliance with the
law. You are encouraged to seek the advice of a professional, such as a Certified Public
Accountant (CPA) and/or Attorney if you need additional assistance.

Contact Us
When contacting this office, please direct your questions to the appropriate Section:
Corporations, Professional Licensing, or Business Licensing. Each Section specializes in
its own requirements per Alaska statutes and regulations.

Professional Licensing Section
Email: License@Alaska.Gov

Corporations Section
Email: Corporations@Alaska.Gov

Business Licensing Section
Email: BusinessLicense@Alaska.Gov
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Juneau
USPS must use PO Box

Mailing Address
P.O. Box 110806

Juneau, AK 99811-0806

Physical Address
333 Willoughby AVE, 9th FL

State Office Building
Juneau, AK 99801-1770

Phone: (907) 465-2550
Fax: (907) 465-2974

COPYRIGHT © STATE OF ALASKA · DEPARTMENT OF COMMERCE, COMMUNITY, AND ECONOMIC
DEVELOPMENT · CONTACT US
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AGENDA ITEM REPORT 
 

Short Term Rental Ordinance 
 

Item Type: Action Memorandum 

Prepared For: Economic Development Advisory Commission 

Meeting Date: 13 Feb 2024 

Staff Contact: Julie Engebretsen, Economic Development Manager 
 

 

Summary Statement: Review the “EDC February Draft” of the Short Term Rental Ordinance, and 
make comments and a recommendation to City Council. 

 
Work Session 
The EDC has a work session scheduled at 4:30. The structure of the work session is as follows: 
 
1. Short presentation by staff on the process to date 
2. Presentation of the “EDC” draft ordinance  
3. Q&A on the draft ordinance 
4. Group conversation (or break out groups if there are a lot of attendees)  
 
 
Council asked the Commission to comment on the ordinance. Based on the discussion at the last 
meeting, I drafted the version titled “EDC February Draft”. The Commission can move to send this version 
to Council with your comments. The Commission can freely edit this EDC version.  
 
How is the EDC Draft Different?  

- All mention of housing in the whereas clauses are struck 
- Regulations move from title 5 to title 8. (not a big change but puts it in the same place as mobile 

food permits 
- Further refined definition of short term rental 
- Change the requirement from a permit for each STR unit, to each parcel of land; if you have two 

rental cabins, you need one permit for the property that covers both, rather than one for each 
unit. City records generally follow property and this will streamline recordkeeping. 

- Changed the permit term from one year to two years – permits would be good for two years. 
- The non-conforming uses section is struck. Its confusing and conflicts with Title 21. 
- Capacity: removed maximum occupancy for bedrooms. (Staff doesn’t see how the city would 

enforce this currently). The standard of five guest rooms and 15 guests, which is a standard under 
title 21 and the state fire marshal is used instead. 

- Emergency contact info would only be shared with the police department, and the requirement 
to notify neighboring properties within 300 feet has been removed. 

- Enactment date would be January 1, 2025 74



 
Wrapping Up at the Regular Meeting: 

- The Commission can edit the draft; come to the meeting with your ideas for changes and the line 
numbers you’d like to see amended.  

- Council has said they appreciate seeing each person’s comments. Therefore, after the 
Commission votes on the motion, I am requesting that you provide brief comments on why you 
voted the way you did, and why you support or don’t support the ordinance. This is not a 
discussion time between Commissioners; this is for each Commissioner to say their piece.  

 
Next Steps 

- EDC comments will be sent to Council, in time for the February 26th meeting packet. 
- The Planning Commission will discuss this topic at their February 21st meeting. I will be explaining 

the process and EDC recommendations, followed by discussion of the ordinance and taking their 
comments. 

- Council on Feb 26th: There is a work session at 4:00 on the ordinance. I will be presenting a version 
of the EDC work session PowerPoints, and including Planning Commission comments. If the 
Council sponsors have a substitute ordinance, that will also be covered. Council has a public 
hearing on February 26th at the regular meeting. They can adopt the original ordinance as is, make 
changes, postpone… lots of things could happen. 

- This topic will be on the March EDC agenda for any follow up. 
 

Summary Statement: Review the “EDC February Draft” of the Short Term Rental Ordinance, and 
make comments and a recommendation to City Council. 

 
 
Attachments 
EDC February Draft Ordinance 
Two comment documents from Charles Anderson  
January staff report and attachments 
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CITY OF HOMER 1 

HOMER, ALASKA 2 

Aderhold/Davis 3 

ORDINANCE 23-61(S) 4 

 5 

AN ORDINANCE OF THE CITY COUNCIL OF HOMER, ALASKA 6 

AMENDING HOMER CITY CODE TITLE 5 8 TO ADD CHAPTER 5.48 7 

8.05  SHORT TERM RENTALS. 8 

 9 

WHEREAS, The Council and the public are very concerned with the impacts of housing 10 

availability on seasonal workers and year-round community members; and 11 

 12 

WHEREAS, Short term rentals have been identified as one of many challenges facing 13 

housing availability in the City; and 14 

 15 

WHEREAS, The use of private residences has been a very common source of income for 16 

property owners in the City which also supports our visitor-serving businesses; and 17 

 18 

WHEREAS, Visitors staying in short term rental have many positive impacts, however, 19 

they also consume City services in ways that are difficult to recoup financially when short term 20 

rental owners fail to collect existing sales taxes; and 21 

 22 

WHEREAS, The City has no existing regulations for short term rentals; and 23 

 24 

WHEREAS, There is an interest to enact reasonable regulations related to short term 25 

rentals to ensure that they are operated safely, not creating public nuisances, and are 26 

remitting the appropriate taxes; and 27 

 28 

WHEREAS, The Council intends for this to be an iterative process whereby the short 29 

term rental regulations will be adjusted over time to best fit the needs of the community and 30 

short term rental operators. 31 

 32 

WHEREAS, The use of private residences as short term rentals for visitors to Homer 33 

has been a very common source of income for property owners in the City, and has 34 

provided an important support for our local economy and our visitor-serving businesses; 35 

and 36 

 37 

WHEREAS, Visitors staying in short term rentals have many positive impacts, in 38 

some cases enabling homeowners who might otherwise be priced out of the local housing 39 

market to afford to live in Homer; and 40 

 41 
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WHEREAS, There are anecdotal reports of a shortage of year round, and especially 42 

summer, housing in Homer, with tenants reporting that it is easy to rent a house or 43 

apartment in September, as long as they agree to move out May 1; and 44 

 45 

WHEREAS, May-August is the period when our small businesses report that their 46 

need for workforce housing is the greatest; and 47 

 48 

WHEREAS, The City, even as it welcomes the contributions that existing short term 49 

rentals are making, is interested in exploring the possibility of limits to future growth in 50 

this sector, for example, by discouraging the operation of multiple short term rental 51 

properties by out-of-town owners; and  52 

 53 

WHEREAS, A necessary first step in considering possible limits to future growth in 54 

this sector is obtaining a clear understanding of its present scope; and  55 

 56 

WHEREAS, In contrast to other local small businesses, details about the location 57 

and ownership of short term rentals are not readily available; and 58 

 59 

WHEREAS, The Kenai Peninsula Borough’s ongoing effort to identify the number 60 

and location of current short term rentals has so far identified only a small fraction of the 61 

estimated total; and 62 

 63 

WHEREAS, There is an interest to enact reasonable regulations related to short 64 

term rentals to ensure that they are operated safely, not creating public nuisances, and 65 

are remitting the appropriate taxes. 66 

 67 

NOW, THEREFORE, THE CITY OF HOMER ORDAINS: 68 

 69 

  Section 1.  Homer City Code is amended to include Chapter, 5.48 8.05 entitled “Short 70 

Term Rentals”, to read as follows:  71 

 72 

Chapter 5.48 Short Term Rentals 73 

 74 

Sections: 75 

 76 

5.48.010   Definitions 77 

5.48.020   Intent 78 

5.48.030   Short Term Rental Permits 79 

5.48.040   Permit Renewals 80 

5.48.050   Nonconforming Uses 81 

5.48.060   Public Safety, Noise, and Nuisances 82 

5.48.070   Violations and Penalties 83 

5.48.080 Appeal of Decision 84 
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 85 

5.48.010   Definitions 86 

 87 

“Short-term rental” means a dwelling unit, or portion thereof, that is offered or provided 88 

to a guest for compensation for a period of less than 30 consecutive days. Short-term 89 

rentals may be in individual rooms in single-family homes, units in apartments, 90 

condominiums, townhouses, and multifamily dwellings. 91 

 92 

“Guest” means an individual, corporation, partnership or association paying monetary 93 

or other consideration for the use of a short-term rental. 94 

 95 

“Operator” means a person, firm, corporation, or other designated legal entity, who 96 

offers for rent or otherwise makes available in the City dwelling units for monetary or 97 

other consideration. 98 

 99 

“Property” means real estate offered by an operator as a short term rental. 100 

 101 

5.48.020   Intent 102 

 103 

The intent of this chapter is to protect general health and safety of the public within the 104 

City of Homer while ensuring short term rentals are operated in such a way that they pay 105 

any applicable fees or taxes and do not create a public nuisance which decreases quality 106 

of life for neighboring residences. 107 

 108 

5.48.030   Short Term Rental Permits 109 

 110 

a. Any owner wishing to make a dwelling unit available for use as a short term rental 111 

must apply for and receive approval of a short term rental permit for each 112 

intended unit. 113 

 114 

b. An annual short term rental permit application shall be submitted on a specified 115 

form or platform provided by the City before offering a dwelling unit for rent. The 116 

application shall include a fee as set by the City Council in the City’s fee schedule. 117 

 118 

c. No short term rental operator shall offer, advertise, or facilitate the short term 119 

rental of property in the City unless the operator possesses a valid short term 120 

rental permit. Any offer or advertisement for the short term rental of property in 121 

the City that does not contain a valid short term rental permit number, or which 122 

the City identifies as illegal, shall be immediately removed. 123 

 124 

d. Required Information and Documentation: Applications shall provide: 125 

 126 
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1. Name, address, phone number, and email of the property owner, and, if 127 

different from the owner, the short term rental operator. 128 

 129 

2. A general description of the dwelling unit to be used as a short term rental 130 

to include address, zone district, number of bedrooms, and available 131 

parking spaces compliant with City code. 132 

 133 

3. A 24-hour emergency contact residing within 50 miles of city limits. 134 

 135 

4. State business license number. 136 

 137 

5. Certification by the Kenai Peninsula Borough Finance Department in a tax 138 

compliance certificate that the applicant is current in the payment of any 139 

sales tax to the City and the Kenai Peninsula Borough. 140 

 141 

6. Completed fire safety inspection form for the dwelling unit.  142 

 143 

e. Permit Number: Short term rental permits will be issued a unique permit number 144 

which must be displayed in all advertisements and public listings for the short 145 

term rental.  146 

 147 

f. Permit Renewal: Short term rental permits must be renewed annually and are 148 

valid from January 1 to December 31. 149 

 150 

g. Transfer of Permits: Annual short term rental permits are transferrable between 151 

owners with City Manager or designee approval, provided the use and operations 152 

remain consistent. Permits are not transferrable between units or parcels.  153 

 154 

5.48.040   Permit Renewals 155 

 156 

a. Short term rental permits may be renewed starting November 1 each year using 157 

the form or platform provided by city, and shall include a fee as set by Council in 158 

City Fee Schedule. 159 

 160 

 161 

b. Permits are eligible for renewal if the property and dwelling unit comply with all 162 

applicable City regulations, taxes, fees are paid, and there are no outstanding 163 

public safety or public nuisance violations. 164 

 165 

c. Expired permits require a new application to resume short term rental use. 166 

 167 

5.48.050   Nonconforming Uses 168 

 169 

79



Page 5 of 11 

ORDINANCE 23-61(S) 

CITY OF HOMER 
 

a. Existing short term rentals with proof of operation and sales tax remittance to the 170 

Kenai Peninsula Borough within the period between January 1, 2020 and 171 

December 31 2023 will be exempted as non-conforming uses if they meet all other 172 

short term rental standards, even if they are located in zones no longer principally 173 

permitting such use.  174 

 175 

b. Non-conforming short term rentals not used for 18 months or not permitted by 176 

[DATE] will cease to be available on the property. 177 

 178 

c. Approvals of non-conforming short term rental permits are transferrable to new 179 

property owners upon request, provided updates are made to the information on 180 

file with the City. 181 

 182 

5.48.060   Public Safety, Noise, and Nuisances 183 

 184 

a. Capacity: Maximum occupancy for a vacation rental is two persons per bedroom 185 

plus an additional two persons (e.g., a two-bedroom unit may have six occupants). 186 

Children aged 12 and under are not counted toward the occupancy total. 187 

 188 

b. Emergency Contact: The Emergency Contact provided on the permit application 189 

will be shared with the Homer Police Department and all neighboring properties 190 

within 300 feet of the parcel containing the permitted short term rental unit(s). 191 

The permit holder must promptly notify the City of any changes to the designated 192 

emergency contact information. 193 

 194 

c. Fire Department Access: Properties with gated entries must have a Fire 195 

Department approved device that allows emergency response access. 196 

 197 

d. Noise: Short term rentals are subject to HCC 21.59.010 (b) regarding noise. 198 

 199 

e. Nuisance: Any property with an unresolved nuisance complaint under HCC 200 

Chapter 5.16 is ineligible for short term rental permit approval or renewal. 201 

 202 

f. Parking: Short term rentals must have sufficient off-street parking, validated by 203 

the City planner or designee. 204 

 205 

5.48.070   Violations and Penalties 206 

 207 

a. Operating a short term rental without a permit, or in violation of this chapter, is 208 

unlawful. 209 

 210 

b. The City Manager, or designee, may revoke a permit for a short term rental upon 211 

finding one or more of the following: 212 
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1. Negligence in responding to emergencies more than two times in a rolling 213 

12-month period.  214 

 215 

2. More than two documented law enforcement violations related to the short 216 

term rental in a rolling 12-month period. 217 

 218 

3. Chronic non-compliance with the requirements this chapter’s 219 

requirements. 220 

 221 

4. Failure to pay required sales taxes to the Kenai Peninsula Borough. 222 

 223 

5. Failure to correct noted Building or Fire code violations. 224 

 225 

6. Documented, significant violations supported by citations, written 226 

warning, or other documentation from relevant authorities. 227 

 228 

c. The penalty for an offense in this chapter is the fine listed in the fine schedule in 229 

HCC 1.16.040. If no fine is listed for the offense in HCC 1.16.040, then the defendant 230 

must appear in court, and, if convicted, is subject to the general penalty as 231 

provided in HCC 1.16.010 unless another penalty is specifically provided. 232 

 233 

5.48.080 Appeal of Decision 234 

 235 

Judicial review by the superior court of a final decision on a short term rental permit 236 

issued by the City may be had by filing a notice of appeal in accordance with the 237 

applicable rules of court governing appeals in civil matters. The notice of appeal shall be 238 

filed within 30 days of notice of the final decision on the permit. Appeals of short term 239 

rental permits are heard solely on the administrative record which shall be prepared by 240 

the City. A copy shall be filed in the superior court within 30 days after the appellant pays 241 

the estimated cost of preparing the complete of designated record or files a corporate 242 

surety bond equal to the estimated cost. 243 

 244 

 245 

Chapter  8.09 Short Term Rentals 246 

 247 

Sections: 248 

 249 

8.09.010   Definitions 250 

8.09.020   Intent 251 

8.09.030   Short Term Rental Permits 252 

8.09.040   Permit Renewals 253 

8.09.060   Public Safety, Noise, and Nuisances 254 

8.09.070   Violations and Penalties 255 
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8.09.080 Appeal of Decision 256 

 257 

8.09.010   Definitions 258 

 259 

“Short-term rental” means a dwelling unit as defined in HCC Title 21, or portion thereof, 260 

that is offered or provided to a guest for compensation for a period of less than 30 261 

consecutive days. Short-term rentals may be in standalone buildings, individual rooms in 262 

single-family homes, units in apartments, condominiums, townhouses, and multifamily 263 

dwellings. They may be operated as a bed and breakfast, rooming house, not to include 264 

commercial accommodations such as lodging, hotels and motels as defined in Title 21. 265 

 266 

“Guest” means an individual, corporation, partnership or association paying monetary 267 

or other consideration for the use of a short-term rental. 268 

 269 

“Operator” means a person, firm, corporation, or other designated legal entity, who 270 

offers for rent or otherwise makes available in the City dwelling units for monetary or 271 

other consideration. 272 

 273 

“Property” means real estate offered by an operator as a short term rental. 274 

 275 

8.09.020   Intent 276 

 277 

The intent of this chapter is to protect general health and safety of the public within the 278 

City of Homer while ensuring short term rentals are operated in such a way that they pay 279 

any applicable fees or taxes and do not create a public nuisance which decreases quality 280 

of life for neighboring residences. 281 

 282 

8.09.030   Short Term Rental Permits 283 

 284 

h. Any owner wishing to make a dwelling unit available for use as a short term rental 285 

must apply for and receive approval of a short term rental permit for each parcel 286 

of land with an intended unit. 287 

 288 

i. An annual short term rental permit application shall be submitted on a specified 289 

form or platform provided by the City before offering a dwelling unit for rent. The 290 

application shall include a fee as set by the City Council in the City’s fee schedule. 291 

 292 

j. No short term rental operator shall offer, advertise, or facilitate the short term 293 

rental of property in the City unless the operator possesses a valid short term 294 

rental permit. Any offer or advertisement for the short term rental of property in 295 

the City that does not contain a valid short term rental permit number, or which 296 

the City identifies as illegal, shall be immediately removed. 297 

 298 
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k. Required Information and Documentation: Applications shall provide: 299 

 300 

7. Name, address, phone number, and email of the property owner, and, if 301 

different from the owner, the short term rental operator. 302 

 303 

8. A general description of the dwelling unit to be used as a short term rental 304 

to include address, zone district, number of bedrooms, and available 305 

parking spaces compliant with City code. 306 

 307 

9. A 24-hour emergency contact residing within 50 miles of city limits. 308 

 309 

10. State business license number. 310 

 311 

11. Certification by the Kenai Peninsula Borough Finance Department in a tax 312 

compliance certificate that the applicant is current in the payment of any 313 

sales tax to the City and the Kenai Peninsula Borough. 314 

 315 

12. Completed fire safety inspection form for the dwelling unit.  316 

 317 

l. Permit Number: Short term rental permits will be issued a unique permit number 318 

which must be displayed in all advertisements and public listings for the short 319 

term rental.  320 

 321 

m. Permit Renewal: Short term rental permits must be renewed every two years and 322 

are valid from January 1 to December 31. 323 

 324 

n. Transfer of Permits: short term rental permits are transferrable between owners 325 

with City Manager or designee approval, provided the use and operations remain 326 

consistent. Permits are not transferrable between units or parcels.  327 

 328 

8.09.040   Permit Renewals 329 

 330 

d. Short term rental permits may be renewed starting November 1 each year using 331 

the form or platform provided by city, and shall include a fee as set by Council in 332 

City Fee Schedule. 333 

 334 

 335 

e. Permits are eligible for renewal if the property and dwelling unit comply with all 336 

applicable City regulations, taxes, fees are paid, and there are no outstanding 337 

public safety or public nuisance violations. 338 

 339 

f. Expired permits require a new application to resume short term rental use. 340 

 341 
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 342 

8.09.060   Public Safety, Noise, and Nuisances 343 

 344 

g. Capacity: Maximum occupancy for a short term rental is five guest rooms or 15 345 

guests, whichever is less. 346 

 347 

h. Emergency Contact: The Emergency Contact provided on the permit application 348 

will be shared with the Homer Police Department. The permit holder must 349 

promptly notify the City of any changes to the designated emergency contact 350 

information. 351 

 352 

i. Fire Department Access: Properties with gated entries must have a Fire 353 

Department approved device that allows emergency response access. 354 

 355 

j. Noise: Short term rentals are subject to HCC 21.59.010 (b) regarding noise. 356 

 357 

k. Nuisance: Any property with an unresolved nuisance complaint under HCC 358 

Chapter 8.09 is ineligible for short term rental permit approval or renewal. 359 

 360 

l. Parking: Short term rentals must have sufficient off-street parking, validated by 361 

the City planner or designee. 362 

 363 

8.09.070   Violations and Penalties 364 

 365 

d. Operating a short term rental without a permit, or in violation of this chapter, is 366 

unlawful. 367 

 368 

e. The City Manager, or designee, may revoke a permit for a short term rental upon 369 

finding one or more of the following: 370 

7. Negligence in responding to emergencies more than two times in a rolling 371 

12-month period.  372 

 373 

8. More than two documented law enforcement violations related to the short 374 

term rental in a rolling 12-month period. 375 

 376 

9. Chronic non-compliance with the requirements this chapter’s 377 

requirements. 378 

 379 

10. Failure to pay required sales taxes to the Kenai Peninsula Borough. 380 

 381 

11. Failure to correct noted Building or Fire code violations. 382 

 383 
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12. Documented, significant violations supported by citations, written 384 

warning, or other documentation from relevant authorities. 385 

 386 

The penalty for an offense in this chapter is the fine listed in the fine schedule in HCC 387 

1.16.040. 388 

 389 

8.09.080 Appeal of Decision 390 

 391 

Judicial review by the superior court of a final decision on a short term rental permit 392 

issued by the City may be had by filing a notice of appeal in accordance with the 393 

applicable rules of court governing appeals in civil matters. The notice of appeal shall be 394 

filed within 30 days of notice of the final decision on the permit. Appeals of short term 395 

rental permits are heard solely on the administrative record which shall be prepared by 396 

the City. A copy shall be filed in the superior court within 30 days after the appellant pays 397 

the estimated cost of preparing the complete of designated record or files a corporate 398 

surety bond equal to the estimated cost. 399 

 400 

Section 2.   Homer City Code 1.16.040, entitled “Disposition of scheduled offenses – Fine 401 

Schedule” is hereby amended as follows: 402 

 403 

Chapter 5.46 HCC Special event – Permit required $1000 

Chapter 5.48 8.09 

HCC 

Short term rental – Permit required $300 

HCC 8.08.020 Itinerant or transient merchant – License required $300.00 

 404 

Section 3.   This Ordinance is of a permanent and general character and shall be 405 

included in the City Code. This ordinance shall take effect January 1, 2025. 406 

 407 

Section 4.  This Ordinance is of a permanent and general character and shall be 408 

included in the City Code. 409 

 410 

 ENACTED BY THE CITY COUNCIL OF HOMER, ALASKA this _____day of __________, 2024.  411 

 412 

                                                                         CITY OF HOMER 413 

 414 

 415 

        ________________________ 416 

        KEN CASTNER, MAYOR  417 

 418 

 419 

 420 

 421 
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ATTEST:  422 

 423 

_________________________________________ 424 

MELISSA JACOBSEN, MMC, CITY CLERK  425 

 426 

 427 

YES:  428 

NO:  429 

ABSTAIN:  430 

ABSENT:  431 

 432 

First Reading: 433 

Public Hearing: 434 

Second Reading: 435 

Effective Date:   436 
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Submission information

Form: Submit Written Testimony to City Council [1]

Submitted by Visitor (not verified)
Thu, 02/22/2024 - 1:38am
104.254.226.134

First Name Marcia

Last Name Kuszmaul

Email 

Phone Number 

Are You A City or Non-City Resident? Non-City Resident

Which City Council Meeting do you want to participate in? Regular Meeting

Date of Meeting you want to participate in? Mon, 02/26

What type of comments will you be giving?
Public Hearing Comments - Citizens may comment on items scheduled for public hearing.

Public Hearing Agenda Item: Ordinance 223-61 (S)

Written Testimony
Thank you for the opportunity to provide written testimony with regard to Ordinance 23-61(S) on
Short-Term Rentals. I am president of the Homer Bed & Breakfast Association (HBBA), a group
of small business owners that have worked together for more than 25 years to ensure visitors
have a fantastic time in our community. We represent more than 20 lodging members –
traditional bed & breakfasts, vacation rentals, cabins, lodges and boutique hotels – and more
than 40 associate business offering charters, dining, transportation, and other local services.

HBBA has provided input to the ordinance from its inception, meeting 1:1 with the City Manager
and Economic Development Manager in November, serving on the Chamber of Commerce
discussion panel, participating in the Economic Development Advisory Commission and Planning
Commission work sessions and regular meetings. We have offered our association and its years
of experience as a resource to the city, community and process, and we appreciate that our input
has been well received.

Our initial reactions to the original ordinance were:

Submission #102 https://www.cityofhomer-ak.gov/print/60081/submission/51729
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• Sympathy to the community issues the ordinance is trying to address. We long have been
concerned about the proliferation of short-term rentals not operating in compliance with existing
rules & regs – not getting business licenses, not collecting and remitting sales tax, not carrying
business liability insurance – all of which we require of our members and which increase our cost
of operation. We also are concerned with the lack of seasonal housing as it impacts our guests'
experiences -- closed restaurants & businesses for lack of staffing due to lack of housing. The
Ordinance points to STRs as a root cause of such housing shortages but based only on
anecdotal reports and assumptions. We need better data to make decisions about the most
impactful actions to take, if any.

• Concern that the Ordinance be consistent with existing local & state requirements. The State of
Alaska Requirements for Bed & Breakfasts (https://dps.alaska.gov › getmedia › 1eea248b-
b076-4e21-bf7c-432325a8a450 › b-b_requirements-2013;.aspx) has been our bible for doing
business. The publication was last updated in 2013, but none of the regulations have changed as
best we can tell. The state makes a clear distinction between two types of property: 1) an owner-
occupied (primary residence) property of 5 or fewer rooms, which is defined as a Private
Residence subject to residential codes plus escape windows, smoke alarms, and carbon
monoxide detector; and 2) and an owner-occupied property of more than 5 rooms OR any
property that is not owner occupied regardless of number of rooms, both of which are defined as
Public Accommodation subject to commercial codes and plan review, including having automatic
fire-extinguishing systems and ADA compliance. Homer Code 21.51.100 specifies that a B&B in
areas where permitted must be “accessory to and in a dwelling occupied by the operator as the
operator’s primary resident” and have a “maximum of five bedrooms.” This is consistent with the
state’s definition of a Private Residence. We also believe that owner-occupied properties do not
pose the same risk of becoming nuisances as properties where the owner is absent. So, with
regards to the Ordinance, we support the state’s distinction between the types of B&Bs (aka
STRs) and associated requirements and believe these distinctions and differences should be
maintained and reflected in any Ordinance, Permit Application, and Fire Safety Form and
enforced. One set of fire safety requirements, for example, does not apply equally to all.

• Willing and able to help with public education efforts, which we believe are considerable. We
believe that some level of noncompliance with business licensing and sales tax collection and
remission is a result of people not being fully informed about requirements for being in business.
We recommend the City, before implementing an Ordinance, develop a strategy and plan for
public education and helping people become compliant. While some platforms like VRBO,
Expedia family and Booking.com make it easy to add taxes to your listings, AirBnB does not and
there is a lot of confusion about whether or how AirBnB collects and pays taxes and how to set
up tax collection for an AirBnB listing. HBBA could help with educating people about how to
comply.

Additionally, as we’ve participated in various community events and discussion, which have
provoked these additional thoughts for consideration:

• Overall, the Ordinance seems, at best, premature. The City would be better served to first have
a vision for the role of STRs in the community and then implement code/ordinances that support
the behaviors needed to drive toward that vision. Implementing an Ordinance with such limited
scope risks short-stopping more comprehensive consideration and problem-solving. The Homer
comprehensive plan is a good opportunity to tackle the larger issue and develop a coordinated
set of requirements that an Ordinance or series of Ordinances, if deemed necessary, could be
based on.

Submission #102 https://www.cityofhomer-ak.gov/print/60081/submission/51729
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• A major concern throughout the community is that the assumptions about the impact of short-
term rentals are not backed by data. More data is needed to identify issues more precisely and
develop appropriate solutions.

• Definitions and alignment with Homer Code 21.51.100. What does Operator mean in both, what
does bed & breakfast mean in both. Does 21.51.100 only apply to a bed & breakfast or any
STR?

• Make sure the permit requirements can be implemented -- for example 5.48.030.c. in many
cases cannot be complied with because some of the online travel agents (OTAs) we use, such
as Booking.com, do not allow properties to write their own business descriptions and do not have
a field to enter and display a permit number.

• Any future permitting or registration process should determine whether the property is owner-
occupied or, at minimum, operator-occupied. Ask for permanent residence address of owner.
Either enforce or change the existing code 21.51.100 with community input. There is a high level
of concern about maintaining quality of neighborhoods and not having commercial hospitality
businesses next door.

• How will the Ordinance be enforced? It states that location details and ownership of STRs are
not readily available and that ongoing efforts to ID STRs have identified a “small fraction” of
what’s estimated. Without enforcement, we believe the businesses that already are in
compliance will apply; those who want to fly under the radar will continue to do so.

• With regards to sales tax collection, a local business license would have more impact than
targeting a single business sector. In addition, having all businesses register would provide the
City more comprehensive information about local business sectors

The issue of Short-Term Rentals is multifaceted and complex. We believe the City needs to
better define and verify the issues of concern and develop a more comprehensive approach to
ensure STRs play an appropriate role in the community.

THANKS for your consideration of our thoughts.

Electronic Signature
Marcia Kuszmaul

I understand that checking this box constitutes a legal signature confirming that I acknowledge
and agree that I am the person identified above and that I acknowledge and agree to the above
Terms of Acceptance.

Source URL:https://www.cityofhomer-ak.gov/node/60081/submission/51729

Links
[1] https://www.cityofhomer-ak.gov/cityclerk/submit-written-testimony-city-council
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Kathryn Carssow 
PO Box 3518 

Homer, Alaska 99603 
 

February 21, 2024 
 
Mayor Ken Castner 
City Council Members 
City of Homer, Alaska 
 
Dear Mayor Castner and City Council Members, 
 
I would appreciate your considering the following with regard to Short 
Term Rentals, referred to in our zoning ordinance as “bed and 
breakfasts.”   
 
Our current zoning ordinance, 21.51.100 Bed and breakfast facilities. 
reads: 

a. A bed and breakfast must be accessory to and in a dwelling 
occupied by the operator as the operator’s primary residence. 
 

The 2018 comprehensive plan specifies the same: 
"for purposes of this plan, a B&B is defined as lodging where 
owner proprietor resides on site." 

  
This should assure us that the houses next door, across the street or 
down a block are occupied by people and families that we think of as 
our “neighbors.”  Neighbors are people and families whom we come to 
know, with whom we build relationships, whom we help out from time 
to time and who help us out.  Knowing our neighbors contributes to our 
feelings of safety and wellbeing and, in turn to the social capital of our 
community. Knowing our neighbors contributes to our feelings of safety 
and wellbeing and, in turn to the social capital of our community. 
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The proposed STR ordinance needs to be consistent with our zoning law 
as well as state laws (attached).  It must be clear that what was known as 
“bed and breakfasts” in 2018, when that was the common term, and, are 
now also known as STRs and by other names, are not allowed to operate 
in houses that are not in or accessory to the operator’s primary residence.  
It needs to discourage people from buying houses in our neighborhoods, 
not to be our neighbors, but to operate as hospitality businesses, or what 
state law refers to as “public accommodations.”   
 
As our community foresaw in adopting the zoning ordinance and  2018 
comprehensive plan, a bed and breakfast happening in or accessory to  
the primary residence of the owner, can and has worked pretty well in 
our neighborhoods.  We still have a neighbor there.  And their having 
paying guests is not much different than my having family and friends 
visiting overnight,   
 
As many of us have learned the hard way, due to lack of zoning 
enforcement, this invasion of our neighborhoods by AirBnB and VRBO 
rental  businesses is already happening.   
 
Sitka, Soldotna, Seward and Ketchikan are a few examples of the many 
other communities that are doing what Homer did, via our zoning 
ordinance:   they are limiting STRs in residential zones to only those on 
the operator’s premises. 
 
At the Strong Towns presentation, the speaker and others addressed the 
threat posed by people, who reside out-of-state buying houses in Homer 
intending to operate STRs.  Some argue that this is not a problem yet. 
Others believe non-owner-occupied STRs are taking houses off the 
market, causing housing shortages, and impacting our neighborhoods 
already.  Regardless, now is the time act to protect our neighborhoods 
from becoming victims of the hospitality industry. 
 
My recommendation is to start with the zoning ordinance.   
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• Make any zoning code clarification necessary, e.g. that “bed 
and breakfast” and “short term rental” are synonymous.  
Distinguish them from “hostels” and “rooming houses,” if 
necessary.  I would argue that it isn’t, but any further 
clarification will only help.(1)  

 
• Require permits for STRs, as proposed, to ensure zoning code 

and state law knowledge and compliance and business tax 
registration.  This is no more onerous than requiring building 
permits for the same purposes.   

 
I further recommend that the city follow-up when residents report a 
non-owner-occupied STR operating in their neighborhood.  This 
should have been happening all along.  I also recommend that the 
city notify AirB&B and VRBO that non-owner-occupied STRs are 
in violation of Homer’s zoning ordinance.   
 
Thank you, 
Kathryn Carssow 
 
Footnote: 
(1) If I’m understanding correctly, the planning staff is arguing that they 
are unable to enforce the B&B owner-primary-premises requirement 
because of confusion between what constitutes a “bed and breakfast”  
verses a “hostel,” versus a “rooming house.”  21.03.040 Definitions used 
in zoning code requires basic logic, as zoning code application does, but 
is sufficiently clear to make these distinctions. 
 
The Rural Residential zone permits bed and breakfasts and hostels, 
but not rooming houses.  And clearly, non-owner-occupied bed and 
breakfasts are not permitted. 
 
 “Bed and breakfast” means a dwelling in which an individual or family 
resides and rents bedrooms in the dwelling to overnight guests, if the bed 
and breakfast use is accessory to the principal use of the dwelling as the 
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primary residence of the operator. If the dwelling has six or more 
bedrooms available for rental to overnight guests it is a hotel and not a 
bed and breakfast.” 
 
“Hostel” means any building or portion of a building containing 
dormitory-style sleeping accommodations for not more than 15 guests 
that are used, rented or hired out on a daily or longer basis. 

• “Dormitory” means a building or portion of a building that 
provides one or more rooms used for residential living purposes by 
a number of individuals that are rented or hired out for more than 
nominal consideration on a greater than weekly or pre-arranged 
basis. A building or structure that provides such rooms on less 
than a weekly basis shall be classified as a “hotel” or “motel,” 
“rooming house,” or other more suitable classification. 
“Dormitory” excludes hotel, motel, shelter for the homeless and 
bed and breakfast. 

 
The Urban Residential and Office Residential zones allow “bed and 
brealfasts,” “hostels,” and “rooming houses.”  
 
““Rooming house” means a dwelling containing not more than five 
guest rooms that are used, rented or hired out to be occupied for 
sleeping purposes by guests. A rooming house shall not accommodate in 
excess of 15 guests. A rooming house shall also include any structures 
associated with the dwelling, such as guest cabins; provided, that a 
conditional use permit was obtained for any associated structures, if a 
permit is required in order to have more than one building containing a 
permitted principal use on the lot. “Rooming house” does not include 
bed and breakfast.” 
 

• ““Guest room” means a single unit for the accommodation of 
guests without kitchen or cooking facilities in a bed and 
breakfast, rooming house, hotel or motel.” 
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So, a rooming house, hotel, motel and bed and breakfast, can rent out 
“guest rooms” without kitchen or cooking facilities.  If someone is 
making a whole house with kitchen facilities available for short term 
renting, and that house is not their primary residence, it is out of 
compliance with the zoning ordinance.  It’s not a “rooming house” nor is 
it a permitted “bed and breakfast.”  To rent out “guest rooms” as a “bed 
and breakfast” it must be owner occupied, per the definition above of 
“bed and breakfast.”  It can’t be both a “bed and breakfast” and a 
“rooming house” if the renter is renting the whole house that is not the 
owner’s primary residence. 
 
Hence, a house made available for short term renters that is not the 
primary residence of the owner operator, is out of compliance with 
our zoning code. This is regardless of whether it is called a “short 
term rental,” a “vacation rental,” or a “short term unit,” or by any 
other name.  In our zoning code, it is called a “bed and breakfast” 
and it must be the owner-operator’s primary residence. 
 
Thanks for your diligence in walking through this with me. 
-KC 
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