Agenda

I** Planning Commission Regular Meeting
Wednesday, March 04, 2026 at 6:30 PM
City Hall Cowles Council Chambers In-Person & Via Zoom Webinar

Homer City Hall Zoom Webinar ID: 205 093 973 Password: 610853
491 E. Pioneer Avenue https://cityofhomer.zoom.us
Homer, Alaska 99603 Dial: 346-248-7799 or 669-900-6833;
www.cityofhomer-ak.gov (Toll Free) 888-788-0099 or 877-853-5247

CALL TO ORDER, 6:30 P.M.
AGENDA APPROVAL

PUBLIC COMMENTS The public may speak to the Commission regarding matters on the agenda that
are not scheduled for public hearing or plat consideration. (3 minute time limit).

RECONSIDERATION

CONSENT AGENDA All items on the consent agenda are considered routine and non-controversial
by the Planning Commission and are approved in one motion. There will be no separate discussion
of these items unless requested by a Planning Commissioner or someone from the public, in which
case the item will be moved to the regular agenda.

A. Unapproved Regular Meeting Minutes of February 4, 2026
B. Decisions and Findings CUP 26-01, 960 East End Road
PRESENTATIONS / VISITORS
REPORTS
A. City Planner's Report, Staff Report 26-004
PUBLIC HEARINGS
PLAT CONSIDERATION
PENDING BUSINESS
NEW BUSINESS
A. Memorandum 2026-01, Review of Planning Commission Bylaws
B. Memorandum 2026-02, Long Term Rentals, Commissioner Harness

INFORMATIONAL MATERIALS



A. 2026 Planning Commission Meeting Calendar
B. 2026 Housing Assessment

COMMENTS OF THE AUDIENCE Members of the audience may address the Commission on any
subject. (3 min limit)

COMMENTS OF THE STAFF
COMMENTS OF THE COMMISSION
COMMENTS OF THE COMMISSION
ADJOURNMENT

Next Regular Meeting is Wednesday, March 18th, at 6:30 p.m. All meetings are scheduled to be
held in the City Hall Cowles Council Chambers located at 491 E. Pioneer Avenue, Homer, Alaska and
via Zoom Webinar. Meetings will adjourn promptly at 9:30 p.m. An extension is allowed by a vote of
the Commission
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\ “ [4” Planning
491 East Pioneer Avenue
-l ; Clty Of Homer Homer, Alaska 99603
www.cityofhomer-ak.gov Planning@ci.homer.ak.us
M e q(, (p) 907-235-3106
4 \ (f) 907-235-3118
HOMER PLANNING COMMISSION
Approved CUP 2026-01 at the Meeting of February 4, 2026
RE: Conditional Use Permit (CUP).2026-01
Address: 960 East End Road

Legal Description: T 6S R 13W SEC 17 SEWARD MERIDIAN HM 2007089 A A MATTOX SUB
GLACIERVIEW BAPTIST CHURCH REPLAT LOT 12A.

DECISION
Introduction

Todd Martin of the Glacierview Baptist Church (the “Applicant”) applied to the Homer Planning
Commission (the “Commission”) for a Conditional Use Permit (CUP) under Homer City Code
21.16.030 (b), Public or private schools; and per HCC 21.16.30 (g), More than one building
containing a permitted principal use on a lot. The applicant proposes a private school on the
same property as the Glacierview Baptist Church at 960 East End Road.

A public hearing was held for the application before the Commission on February 4, 2026, as
required by Homer City Code 21.94. Notice of the public hearing was published in the local
newspaper and sent to 42 property. owners of 39 parcels as shown on the Kenai Peninsula
Borough tax assessor rolls. Public notices contained information on how to submit written
testimony, participate telephonically, or participate on the Zoom meeting platform.

At the February 4, 2026 meeting of the Commission, five Commissioners were present. The
Commission unanimously approved CUP 2026-01 with three conditions.

Evidence Presented

City Planner, Ryan Foster, provided a detailed review of Staff Report PC 26-002 for the
Commission. The Applicant was available and provided responses to Commissioners
questions. Public testimony for approval of the application was provided during the public
hearing portion of the meeting.
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Findings of Fact

After careful review of the record and consideration of testimony presented at the hearing, the
Commission determines CUP 2026-01, to allow a private school and more than one principal
building at 960 East End Road satisfies the review criteria set outin HCC 21.71.030 and is hereby
approved.

The criteria for granting a Conditional Use Permit is set forth in HCC 21.71.030, Review
criteria, and establishes the following conditions:

a. The applicable code authorizes each proposed use and structure by conditional use
permit in that zoning district;

Finding 1: The structures and uses are authorized by the applicable code.

b. The proposed use(s) and structure(s) are compatible with the purpose of the zoning
district in which the lot is located.

Finding 2: The proposed structures and uses are compatible with the purpose of the district.

c. The value of the adjoining property will not be negatively affected greater than that
anticipated from other permitted or conditionally permitted uses in this district.

Finding 3: The proposed project is not expected to negatively impact the adjoining properties
greater than other permitted or conditional uses.

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

Finding 4: The proposal is compatible with existing uses of surrounding land.

e. Public services and facilities are or will be, prior to occupancy, adequate to serve the
proposed use and structure.

Finding 5: Public services and facilities are adequate to serve the existing / proposed use.

f. Considering harmony in scale, bulk, coverage and density, generation of traffic, the
nature and intensity of the proposed use, and other relevant effects, the proposal will not
cause undue harmful effect upon desirable neighborhood character.

Finding 6: The proposal will not cause undue harmful effect upon desirable neighborhood
character.
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g. The proposal will not be unduly detrimental to the health, safety or welfare of the
surrounding area or the city as a whole.

Finding 7: The proposal will not be unduly detrimental to the health, safety or welfare of the
surrounding area and the city as a whole when all applicable standards are met as required by
city code.

h. The proposal does or will comply with the applicable regulations and conditions
specified in this title for such use.

Finding 8: The proposal will comply with applicable regulations and conditions specified in
Title 21 when gaining the required permits.

i. The proposal is not contrary to the applicable land use goals and objectives of the
Comprehensive Plan.

Finding 9: The proposal is not contrary to the applicable land use goals and objectives of the
Comprehensive Plan. The proposal aligns with Chapter 4, Goal 1, Objective A and D, and Goal
3, Objective B and no evidence has been found that it is contrary to the applicable land use
goals and objectives of the Comprehensive Plan.

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

Condition 1: Outdoor lighting must be down lit per HCC 21.59.030 and the CDM.
Finding 10: Project will comply with the applicable provisions of the CDM.

HCC 21.71.040(b). b. In approving a conditional use, the Commission may impose such
conditions on the use as may be deemed necessary to ensure the proposal does and will
continue to satisfy the applicable review criteria. Such conditions may include, but are not
limited to, one or more of the following:

1. Special yards and spaces: No specific conditions deemed necessary.

2. Fences and walls: Condition 2: Outdoor play areas will require fencing as depicted on the
application site plan.

3. Surfacing of parking areas: No specific conditions deemed necessary.

4. Street and road dedications and improvements: No specific conditions deemed
necessary.
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5. Control of points of vehicular ingress and egress: No specific conditions deemed
necessary.

6. Special provisions on signs: No specific conditions deemed necessary.
7. Landscaping: No specific conditions deemed necessary.

8. Maintenance of the grounds, building, or structures: No specific conditions deemed
necessary.

9. Control of noise, vibration, odors or other similar nuisances: No specific conditions
deemed necessary.

10. Limitation of time for certain activities: No specific conditions deemed necessary.

11. A time period within which the proposed use shall be developed: No specific conditions
deemed necessary.

12. A limit on total duration of use: No specific conditions deemed necessary.

13. More stringent dimensional requirements, such as lot area or dimensions, setbacks, and
building height limitations. Dimensional requirements may be made more lenient by
conditional use permit only when such relaxation is‘authorized by other provisions of the
zoning code. Dimensional requirements may not be altered by conditional use permit when
and to the extent other provisions of the zoning code expressly prohibit such alterations by
conditional use permit.

14. Other conditions necessary to protect the interests of the community and surrounding
area, or to protect the health, safety; or welfare of personsresiding or working in the vicinity of
the subject lot.

Conclusion: Based on the foregoing findings of fact and law, Conditional Use Permit 2026-01
is hereby approved, with Findings 1-10 and the following conditions.

1. Outdoor lighting must be down lit per HCC 21.59.030 and the CDM.
2. Outdoor play areas willrequire fencing as depicted on the application site plan.

3. The applicant verify impervious surface calculations. These calculations should adhere
to the City’s definition of impervious coverage as outlined in definitions HCC 21.03.040.
If the impervious calculation exceed as 60% a storm water permit (SWP) is required in
accordance with HCC 21.050.020.
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Date Chair, Scott Smith

Date City Planner, Ryan Foster

NOTICE OF APPEAL RIGHTS

Pursuant to Homer City Code 21.93.020 any person‘with standing in this decision may appeal this
decision to a hearing officer within fifteen (15) days of the date of distribution indicated below. A
hearing officer will be appointed in accordance with Homer City Code 21.91.100. Any decision not
appealed within that time shall be final. A notice of appeal shall be in writing and contain all the
information required by Homer City Code Section 21.93.080 and shall be filed with the Homer City Clerk,
491 E. Pioneer Avenue, Homer, Alaska.99603.

CERTIFICATION OF DISTRIBUTION

| certify that a copy of this.Decision was mailed to the below listed recipients on ,2026.
A copy was also delivered to the City of Homer Planning Department.and Homer City Clerk on the same
date.

Date Associate Planner

Todd Martin, Glacierview Baptist Church
960 East Road
Homer, AK 99603

Michael Gatti

JDO Law

3000 A Street, Suite 300
Anchorage, AK 99503

Melissa Jacobsen, City Manager
City of Homer

491 E Pioneer Avenue

Homer, AK 99603

Page5o0f5



Planning
491 East Pioneer Avenue

Homer, Alaska 99603

Planning@ci.homer.ak.us
(p) 907-235-3106
(f) 907-235-3118

Staff Report Pl 26-004

TO: Homer Planning Commission
FROM: Ryan Foster, City Planner
DATE: March 4, 2026

SUBJECT: City Planner’s Report

Title 21 Zoning Code Re-write

After completing a series of work sessions over the last few months, our consultant is working
on finalizing a Public Review Draft version of the code, anticipated for a late March release to
the public for a 45-day review and comment period.

Homer City Council

On February 9, 2026, the Homer City Council approved Ordinance 26-09 to align the term
expirations for all Commission and Board Members to March 31 every year. Aligning the
expiration dates will make it easier for members of the public to apply for multiple bodies if
they would be willing to serve on any of them, and for City staff to plan dates for group trainings
and joint worksessions with Council.

Meeting Schedule

The next regular meeting date is Wednesday, March 18, 2026.

Commissioner Report to Council
3/9/26

P:\PACKETS\2026 PCPacket\Staff Reports\City Planner Reports\Planners Report 3.4.26docx



Planning

491 East Pioneer Avenue

9 T Clty Of Homer Homer, Alaska 99603

www.cityofhomer-ak.gov Planning@ci.homer.ak.us
(p) 907-235-3106
(f) 907-235-3118

Memorandum PL26 - 001

TO: Homer Advisory Planning Commission
FROM: Ryan Foster, City Planner

DATE: March 4, 2026

SUBJECT: Review of Planning Commission Bylaws

Introduction:

The current Planning Commission Bylaws are dated September 2021. This is an opportunity
to review the bylaws and discuss considerations for potential amendments to ensure the
Commission’s operating rules, structure, and procedures are current and ensure
accountability and consistency in how the Commission functions.

Per the approved Planning Commission Bylaws:

U. Bylaws Amended:

The bylaws may be amended at any meeting of the Commission by a majority plus
one of the members, provided that notice of said proposed amendment is given to
each member in writing. The proposed amendment shall be introduced at one
meeting and action shall be taken at a subsequent Commission meeting. The bylaws
will be endorsed by a resolution of the City Council.

Feedback and ideas from the review of the bylaws will be brought back to the Commission in
subsequent meetings for amendment introduction and action.

Requested Action:
Review the Planning Commission Bylaws and be prepared to discuss ideas for proposed
amendments.

Attachments:
Planning Commission Bylaws
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HOMER PLANNING COMMISSION BYLAWS

The Homer Planning Commission is established with those powers and duties as set forth in
Title 2, Section 72, of the Homer City Code (HCC). The Commission is established to maximize
local involvement in planning and to implement and recommend modifications to the Homer
Zoning Ordinance, Title 21, and Subdivisions, Title 22. The Commission's jurisdiction is limited
to the area within the City boundaries and that area designated as the Homer Bridge Creek
Watershed Protection District.

The Homer Planning Commission (“Commission”) consists of seven members; no more than
one may be from outside the city limits. Members will be appointed by the Mayor subject to
confirmation by the City Council for three-year terms (except to complete terms). The powers
and duties of the Commission are described in HCC 2.72.030.

A‘
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To abide by existing Alaska State law, Borough Code of Ordinances, where
applicable, and Homer City Code pertaining to planning and zoningfunctions;

To abide by Robert's Rules of Order, so far as this treatise is consistent with
Homer City Code;

Regular Meetings:

Meeting participation by teleconferencing is permitted. “Teleconference”
means remote participation by telephone or web-based format by a member for
a meeting of the board or commission which must enable the remote member,
for the duration of the meeting, to clearly hear and to be heard by the
chairperson, all other members, the staff liaison, the Clerk, and any public in
attendance. Commissioners are expected to comply with teleconferencing
requirements found in HCC 2.58.060.

1. First and third Wednesday of each month at 6:30 p.m.

2. Agenda deadline is two weeks prior to the meeting date at 5:00 p.m.
Agenda items requiring public hearing must be received three weeks
prior to the Commission hearing. However, conditional use applications
may be scheduled for public hearing in accordance with HCC 21.94.
Preliminary plats must be submitted the Friday two weeks before the
Commission meeting.

3. Items will be added to the agenda upon request of staff, the Commission
or aCommissioner.

4. Public notice of a regular meeting shall be made as provided in HCC
Chapter 1.14.

5. Meetings will adjourn promptly at 9:30 p.m. An extension is allowed by

vote of the Commission.

September 2021
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Procedure: The Chair will entertain a motion to extend the meeting until
a specific time. After the motion has been seconded, the Commission will
vote. Ayesvote will extend the meeting until the specified time. Anovote
will require that the Chair conclude business at or before 9:30 pm and
immediately proceed to comments of the audience, the Commission,
and adjournment.

Special Meetings:

Commissioners may attend in person or by teleconference at the time
designated for the meeting.

1. Called by Chair or majority of the Commission.

2. Require reasonable notification be given to the Planning Department
staff and twenty-four hour notice to Commissioners.

3. Public notice of a special meeting shall be made as provided in HCC
Chapter 1.14.

Duties and Powers of the Officers:

A Chair and Vice-Chair shall be selected annually in August or as soon thereafter
as practicable by the appointive members. The Chair shall preside at all
meetings of the Commission, call special meetings in accordance with the
bylaws, sign documents of the Commission, see that all actions and notices are
properly taken, and summarize the findings of the Commission for the official
record. The Vice-Chair shall perform all duties and be subject to all
responsibilities of the Chair in their absence, disability or disqualification of
office. The Vice-Chair will succeed the Chair if they vacate the office before the
term is completed to complete the un-expired term. A new Vice-Chair shall be
elected at the next regular meeting.

Committees

1. The Chair shall appoint committees for such specific purposes as the
business of the Commission may require. Committee appointments will
be confirmed by the Commission. Committee membership shall include
at least two Commissioners. Other Committee members may be
appointed from the public.

2. One Committee member shall be appointed Chair and be responsible for
creating an agenda and notifying the City Clerk of meetings so they may
be advertised in accordance with Alaska State Law and Homer City Code.

3. One Committee member shall be responsible for furnishing summary
notes of all Committee meetings to the City Clerk.

September 2021
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4, Committees shall meet in accordance with Commission bylaws and
Robert’s Rules.

5. All committees shall make a progress report at each Commission
meeting.

6. No committee shall have other than advisory powers.

7. Per Robert’s Rules, upon giving a final report, the Committee is
disbanded.

Motions to Reconsider:

Notice of reconsideration shall be given to the Chair or Vice-Chair, if the Chair is
unavailable, within forty-eight hours from the time the original action was
taken. A member of the Commission who voted on the prevailing side on any
issue may move to reconsider the commission's action at the same meeting or
at the next meeting of the body provided the above 48-hour notice has been
given. Consideration is only for the original motion to which it applies. If the
issue involves an applicant, staff shall notify the applicant of the
reconsideration.

Conflict of Interest:

A member of the Commission shall disqualify themselves from participating in
any official action in which they have a substantial financial interest per HCC
1.18. The member shall disclose any financial interest in the topic before
debating or voting. The member cannot participate in the debate or vote on the
matter, unless the Commission has determined the financial interest is not
substantial.

Following the Chair’'s announcement of the agenda item, the Commissioner
should state that they have a conflict of interest. Once stated, the member
should distance themselves from all motions. The Commission must move and
vote on whether or not there is a conflict of interest. At this time, a motion shall
be made by another Commissioner restating the disclosed conflict. Once the
motion is on the floor the Commissioner can disclose their financial interest in
the matter and the Commission may discuss the conflict of interest. A vote will
then be taken. An affirmative vote excuses the Commissioner and they take a
seat in the audience or remains nearby. Upon completion of the agenda item,
the Commissioner will be called back to join themeeting.

Situation of personal interest

Asituation of personal interest may arise. For example, a Commissioner may live
in the subject subdivision or may be a neighboring property owner. If the

September 2021
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Commissioner feels that by participating in the discussion they may taint the
decision of the Commission, or be unable to make an unbiased decision, the
Commissioner should state their personal interest. The same procedure as
above should be followed to determine the conflict.

Ex parte Communications

Ex parte contacts are not permitted in quasi-judicial actions. Ex parte
communications can result in a violation of procedural due process. If a
Commissioner finds themselves about to be involved in ex parte contact the
Commissioner should recommend that the citizen submit their comments in
writing to the Commission or testify on record. If a Commissioner has been
involved in an ex parte contact, the contact and its substance should be
disclosed at the beginning of the hearing. The Commissioner should state
whether or not they think they can make an unbiased decision.

Quorum; Voting:

Four Commission members shall constitute a quorum. Four affirmative votes
are required for the passage of a motion. Voting will be by verbal vote, the order
to be rotated. The final vote on each resolution or motion is a recorded roll call
vote or may be done in accordance with M. Consensus. For purposes of
notification to parties of interest in a matter brought before the Commission,
the Chair may enter for the record the vote and basis fordetermination.

The City Manager, or their designee and Public Works Director shall serve as
consulting members of the Commission but shall have novote.

Findings:

Findings will be recorded for conditional use permits, variances, acceptance of
nonconforming status and zoning ordinance amendments. The findings will
include the result of the vote on the item and the basis of determination of the
vote, as summarized by the Chair or Vice-Chair, in the absence of theChair.

Consensus:

The Commission may, from time-to-time, express its opinion or preference
concerning a subject brought before it for consideration. Said statement,
representing the will of the body and meeting of the minds of the members
may be given by the presiding officer as the consensus of the body as to that
subject without taking a motion and roll callvote.

September 2021
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Abstentions:

All Commission members present shall vote unless the Commission, for special
reasons, permits a member to abstain. A motion to excuse a member from
voting shall be made prior to the call for the question. A member of the
Commission requesting to be excused from voting may make a brief oral
statement of the reasons for the request and the question of granting
permission to abstain shall be taken without further debate. An affirmative vote
of the Commission excuses the Commissioner. Amember may not explain a vote
or discuss the question while the roll call vote is being taken. A member may not
change their vote thereafter.

Attendance: Any member who is unable to attend a meeting, whether regular or
special, shall contact the clerk in advance, no later than two hours prior to the
scheduled meeting time for excusal.

Vacancies:

A Commission appointment is vacated under the following conditions:

1. A member fails to qualify to take office within 30 days after their
appointment;

2. A member resigns;
3. A member is physically or mentally unable to perform the duties of the
office;

4. A member is convicted of a felony or of an offense involving a violation of
their oath of office; or

5. A member has three consecutive unexcused absences, or misses six
meetings in an appointment year.

Procedure for Consideration of Agenda Items:

The following procedure will normally be observed:

1. Staff presents report and makesrecommendation;
2. If the agenda item involves an applicant they may make a presentation;
3. Commission may ask questions of the applicant and staff.

Procedure for Consideration of Public Hearingltems:

1. Staff presents report and makesrecommendation;
2. Applicant makes presentation;
3. Public hearing is opened;

September 2021
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4, Public testimony is heard on item (presentation of supporting/opposing

evidence by public - Commission may ask questions of public);

Public hearing is closed;

Rebuttal of evidence by staff (ifany);

Rebuttal of evidence by applicant (ifany);

Commission may ask questions of the applicant, and staff;

The Commission will move/second to accept the staff report, with or

without staff recommendations. The Commission will discuss the item,

may ask questions of staff, and make amendments to the
recommendations of staff. Amendments may be made by
motion/second;

10. The Commission may continue the topic to a future meeting. Once the
public hearing is closed no new testimony or information will be
accepted from the public. The Commission may ask questions of the
applicant and staff.

w e NGO

Procedure for Consideration of Preliminary Plats:
The following procedure will normally be observed:

Staff presents report and makesrecommendations;
Applicant makes presentation;

Public comment is heard on theitem;

Applicant may make aresponse;

Commission may ask questions of applicant, public andstaff.

AN o

The Commission shall act as a body:

A member of the Commission may not speak or act for the Commission without
recommendation or direction given by the Commission. The Chair or Chair’s
designee shall serve as the official spokesperson of the Commission.

Bylaws Amended:

The bylaws may be amended at any meeting of the Commission by a majority
plus one of the members, provided that notice of said proposed amendment is
given to each member in writing. The proposed amendment shall be introduced
at one meeting and action shall be taken at a subsequent Commission meeting.
The bylaws will be endorsed by a resolution of the City Council.

Procedure Manual:

The policy and procedure manual will be endorsed by resolution of the City
September 2021
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Council and may be amended at any meeting of the Commission by a majority
plus one of the members, provided that notice of said proposed amendment is
given to each member in writing. Proposed amendments to the procedure
manual shall be introduced at one meeting and action shall be taken at a
subsequent Commission meeting.

W. Agenda Format
HOMER PLANNING COMMISSION DATE
491 E. PIONEER AVENUE WEDNESDAY AT 6:30 P.M.
HOMER, ALASKA COWLES COUNCIL CHAMBERS
REGULAR MEETING
AGENDA
1. Call to Order
2. Approval of Agenda
3. Public Comment on Items Already on the Agenda
The public may speak to the Planning Commission regarding matters on the agenda that
are not scheduled for public hearing or plat consideration (3 minute time limit).
4. Reconsideration
5. Consent Agenda
All items on the consent agenda are considered routine and non-controversial by the
Planning Commission and are approved in one motion. There will be no separate
discussion of these items unless requested by a Planning Commissioner or someone
from the public, in which case the item will be moved to the regular agenda and
considered in normal sequence.
6. Presentations
7. Reports
8. Public Hearings
Testimony limited to 3 minutes per speaker. The Commission conducts Public Hearings
by hearing a staff report, presentation by the applicant, hearing public testimony and then
acting on the Public Hearing items. The Commission may question the public. Once the
public hearing is closed the Commission cannot hear additional comments on the topic.
The applicant is not held to the 3 minute time limit.
9. Plat Consideration
10. Pending Business
Page 7 of 8 September 2021



305 11. New Business

306

307 12. Informational Materials

308

309 13. Comments of the Audience

310 Members of the audience may address the Commission on any subject (3 minute time
311 limit).

312

313 14. Comments of Staff

314

315 15. Comments of the Commission

316

317 16. Adjournment

318 Meetings will adjourn promptly at 9:30 p.m. An extension is allowed by a vote of the
319 Commission. Notice of the next regular or special meeting or work session will appear on
320 the agenda following “adjournment.”

321

Page 8 of 8 September 2021



Planning
491 East Pioneer Avenue

g_l_ City of Homer Homer, Alaska 99603
www.cityofhomer-ak.gov Planning@ci.homer.ak.us
(p) 907-235-3106
(f) 907-235-3118

Memorandum PL26 - 002

TO: Homer Advisory Planning Commission

FROM: Ryan Foster, City Planner

DATE: March 4, 2026

SUBJECT: Memorandum on Long Term Rental Incentives

Introduction:

As the topic of short term rentals continue to be discussed in our community, Commissioner
Harness has written a memorandum with ideas on the consideration of long term rental
incentives.

Requested Action:
Review Commissioner Harness’s memo, discuss, and vote whether the Planning Commission
would like to send a memorandum on long term rentals to the City Council.

Attachments:
Memorandum on Long Term Rentals from Commissioner Harness



February 23, 2026
To: HAPC members, Ryan Foster, City Planner

From: Dotti Harness, HAPC member

non

Re: Long-term rental aka “Lease to Locals,” “Rent Local” incentives

At the Feb. 18th HAPC meeting | suggested changing the short-term rental
registration narrative to long-term rental incentives. Ryan followed with:
"What are examples of long-tern rental incentives.” Great questions bring forth
more questions to help narrow in on a solution.

“What does long-term housing mean in Homer?”
Steady housing for June, July and August or year-round?

Local businesses need to feel secure that there is housing available for
their employees during the peak summer months.

“How do communities incentivize long-term housing?”

Reduced city water and sewer rates. (Ole Andersson’s suggestion). For the
summer or year-round? Within city limits or beyond? How would the city
tie the incentives to 'hauled’ water customers?

How would borough property tax incentives work?

For city residents or beyond?
Challenge: Typically, property owners commit to long-term rentals in
the spring, which may not align with KPB's tax levy timeline.

How have other communities tackled long-term rental incentives?

Sedona, AZ: the City Council approved $240,000 for a pilot program that offers
stipends to short-term rental owners who lease their properties for at
least one year to a local worker (defined as a person who works at least
30 hours a week for at least 30 days for an employer based in Sedona).

www.sedonaaz.gov/your-government/departments-and-
programs/community-development/housing/owners/rent-local-
program


https://www.sedonaaz.gov/home/showpublisheddocument/47527

North Lake Tahoe, CA a “Lease to Locals” program pays homeowners to sign
long-term leases with local renters. The program caps the amount of
rent owners can charge. Tenants must work at least 20 hours per week at
a business located within the boundaries of the Tahoe-Truckee Unified
School District.

https://www.northtahoecommunityalliance.com/project/lease-to-locals/

Portland, Maine, “In an effort to open the rental market to those in need, up to
25 short-term rental owners in Portland will receive $1,000 if they lease
their units for at least a year.”

Big Sky Montana and parts of Colorado have similar programs.
“How would landlord prove that they provide long-term rentals?”

Most important, it's should a voluntary program. If a property owner wants to
participate, they would submit a:

e Rental agreement showing address, and

e Lease length that runs through the summer months, and

e Confirmation that the tenant is indeed a local hire, by a local business.

e Homeowners renting out a bedroom in their home must commit to
renting out their space for a minimum of June, July and August.

n u

How do cities fund “Lease to Locals” “Rent Local” programs?

Funding for long-term rental initiatives is typically derived from a combination
of federal and state grants and locally generated revenues linked to short-
term rental (STR) activity.

How does the HAPC move forward?

| will have a motion ready, such as: “The HAPC recommends forwarding this
memorandum to the City Council to encourage consideration of long-term
rental incentives.”


https://www.northtahoecommunityalliance.com/project/lease-to-locals/
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AGENDA ITEM DEADLINES MIE)E\';IEIG ggl-l\:lé\’lbllsjilEODN:g MEETING F:)R ANNUAL TOPICS FORAGENDA AND EVENTS PLANNED
REPORT REPORT
12/17/25 Public Hearing Items 01/07/26 Monday,
JANUARY 12/19/25Prelim Plat Submittals 01/12/26
12/26/25 Regular Agenda Items 6:00 p.m.
12/31/25 Public Hearing Items 01/21/26 Monday
01/02/26 Prelim Plat Submittals 01/26/26
01/09/26 Regular Agenda Items 6:00 p.m.
01/14/26 Public Hearing Items 02/04/26 Monday
FEBRUARY 01/16/26 Prelim Plat Submittals 02/9/26
01/23/26 Regular Agenda Items 6:00 p.m.
01/28/26 Public Hearing Items 02/18/26 Monday
01/30/26 Prelim Plat Submittals 02/23/26
02/06/26 Regular Agenda Items 6:00 p.m.
02/11/26 Public Hearing Items 03/04/26 Monday
MARCH 02/13/26 Prelim Plat Submittals 03/09/26
02/20/26 Regular Agenda Items 6:00 p.m.
02/25/26 Public Hearing Items 03/18/26 Monday
02/27/26 Prelim Plat Submittals 03/23/26
03/06/26 Regular Agenda Items 6:00 p.m.
03/11/26 Public Hearing Items 04/01/26 Monday
APRIL 03/13/26 Prelim Plat Submittals 04/13/26
03/20/26 Regular Agenda Items 6:00 p.m.
03/25/26 Public Hearing Items 04/15/26 Monday
03/27/26 Prelim Plat Submittals 04/27/26
04/03/26 Regular Agenda Items 6:00 p.m.
04/15/26 Public Hearing Items 05/06/26 Monday
MAY 04/17/26 Prelim Plat Submittals 05/11/26
04/24/26 Regular Agenda Items 6:00 p.m.
04/29/26 Public Hearing Items 05/20/26 Tuesday
05/01/26 Prelim Plat Submittals 05/26/26
05/08/26 Regular Agenda Items 6:00 p.m.
05/13/26 Public Hearing Items 06/03/26 Monday Reappointment Applications will be sent out by the Clerk.
JUNE 05/15/26 Prelim Plat Submittals 06/08/26
05/22/26 Regular Agenda Items 6:00 p.m.
05/27/26 Public Hearing Items 06/17/26 Monday
05/29/26 Prelim Plat Submittals 06/22/26
06/05/26 Regular Agenda Items 6:00 p.m.




06/24/26 Public Hearing Items 07/15/26 Monday
JULY 06/26/26 Prelim Plat Submittals 07/27/26
07/02/26 Regular Agenda Items 6:00 p.m.
07/15/26 Public Hearing Items 08/05/26 Monday ® Election of Officers
AUGUST 07/17/26 Prelim Plat Submittals 08/10/26 ® Worksession: Training with City Clerk
07/24/26 Regular Agenda Items 6:00 p.m. . .
e Capital Improvement Plan Presentation by Jenny Carroll
07/29/26 Public Hearing Items 08/19/26 Monday
07/31/26 Prelim Plat Submittals 08/24/26
08/07/26 Regular Agenda Items 6:00 p.m.
08/12/26 Public Hearing Items 09/02/26 Monday
SEPTEMBER | 08/14/26 Prelim Plat Submittals 09/14/26
08/21/26 Regular Agenda Items 6:00 p.m.
08/26/26 Public Hearing Items 09/16/26 Monday
08/28/26 Prelim Plat Submittals 09/28/26
09/04/26 Regular Agenda Items 6:00 p.m.
09/16/26 Public Hearing Items 10/07/26 Monday
OCTOBER 09/18/26 Prelim Plat Submittals 10/12/26
09/25/26 Regular Agenda Items 6:00 p.m.
09/30/26 Public Hearing Items 10/21/26 Monday Annual Meeting Schedule for 2027
10/02/26 Prelim Plat Submittals 10/26/26
10/09/26 Regular Agenda Items 6:00 p.m.
10/14/26 Public Hearing Items 11/04/26 Monday
NOVEMBER 10/16/26 Prelim Plat Submittals 11/09/26
10/23/26 Regular Agenda Items 6:00 p.m.
11/10/26 Public Hearing Items 12/02/26 Tentative: Monday . L
DECEMBER 11/13/26 Prelim Plat Submittals 01/04/27 There are no Council meetings in December.
11/20/26 Regular Agenda Items 6:00 p.m.

*The Commission’s opportunity to give their report to City Council is scheduled for the Council’s regular meeting following the Commission’s regular meeting, under Agenda
Item 8 - Announcements/ Presentations/ Borough Report/Commission Reports. Reports are the Commission’s opportunity to give Council a brief update on their work. Attend

via Zoom or in Person. A written report can be submitted if no member is able to attend.
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