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MEMORANDUM 


CC-25-129 


 
Ordinance 25-37, Amending the Homer City Zoning Map to Rezone a Portion of the Rural Residential 


(RR) Zoning District to Residential Office (RO) Zoning District at 4410 E Hill Road and 1374 E End Road. 
Planning Commission. 


 
Item Type: Backup Memorandum 


Prepared For: Mayor Lord and Homer City Council 


Date: May 12, 2025 


From: Ryan Foster, City Planner 


Through: Melissa Jacobsen, City Manager 


 
City staff received a completed zoning map amendment application by petition of the property owner, 
William L. Slone, per HCC 21.95.020 (e). On April 16, 2025 a public hearing was held at the Planning 
Commission Regular Meeting for a request to rezone the property at 4410 E Hill Road and 1374 E End 
Road from Rural Residential (RR) District to Residential Office (RO) District. The applicant states that 
they are petitioning for a change in the Homer Zoning Map to incorporate his two adjacent Rural 
Residential lots into the contiguous (west side of E. Hill Rd.) Residential Office zone. Per the applicant, 
this proposal conforms with the Comprehensive Plan's overarching theme to "Keep Homer a lively, 
vital community that effectively responds to change and growth while retaining what is best about 
Homer's character." The primary effect of the zone change for the applicant would be to allow a home-
based business, professional office building, or studio for local artists as an authorized use, and 
medical clinic through a CUP. 
  
The motion to approve the rezoning request by the Homer Planning Commission passed by 
unanimous consent. Attached are Staff Report 25-019 and the April 16, 2025 Planning Commission 
Unapproved Meeting Minutes with detailed information on the application and public hearing.  
 
RECOMMENDATION: 
The Planning Commission recommended approval of the rezoning request. 
 
Attachments: 
Zoning Map illustrating vicinity of 4410 E Hill Rd and 1374 E End Rd 
Planning Commission Staff Report 25-019 
April 16, 2025 Planning Commission Unapproved Meeting Minutes 
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STAFF REPORT PL 25-019 


 


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


MEETING: April 16, 2025 


SUBJECT: Application amending Zoning Map via Ordinance 


 


Requested Action: Conduct a public hearing and recommend approval of the zoning map 


amendment to the Homer City Council 


 
GENERAL INFORMATION 


The subject properties, 4410 East Hill Road and 1374 East End Road are zoned Rural Residential. The 


applicant requests a change in zoning from Rural Residential to Residential Office by extending the 
boundary of the Residential Office district eastward. 


 


Applicant: William L. Slone 
 1374 East End Road 


 Homer, AK 99603  


Location: 4410 E Hill Rd and 1374 E End Road 


Legal Description: T 6S R 13W SEC 16 SEWARD MERIDIAN HM 2005096 WATSON RIDGE LOT 1 
 T 6S R 13W SEC 16 SEWARD MERIDIAN HM 2005096 WATSON RIDGE LOT 2 


Parcel ID: 17903078 and 17903079 


Size of Existing Lot: 0.68 acres and 0.73 acres 
Zoning Designation: Rural Residential District     


Existing Land Use: Vacant and Residential 


Surrounding Land Use:  North:  Vacant 
 South:  Institutional 


 East:      Residential 


 West:     Commercial and Vacant  


 
Comprehensive Plan: Economic Vitality Goals 1, 2, & 3 


 


Wetland Status: Yes, KWF Wetlands Assessment of Wetland/Upland Complex on 4410 E 
Hill Rd. 


Flood Plain Status: None 


Utilities: Public utilities service the site. 
Public Notice: Notice was sent to 25 property owners of 20 parcels as shown on 


the KPB tax assessor rolls. 
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GENERAL INFORMATION  
This application proposes a zoning map amendment to move the Residential Office Boundary (RO) 


east to encompass the subject lots. The applicant states that they are petitioning for a change in the 


Homer Zoning Map to incorporate his two adjacent Rural Residential lots into the contiguous (west 
side of E. Hill Rd.) Residential Office zone. This proposal conforms with the Comprehensive Plan's 


overarching theme to "Keep Homer a lively, vital community that effectively responds to change and 


growth while retaining what is best about Homer's character." The primary effect of the zone change 
would be to allow a home-based business, professional office building, or studio for local artists as an 


authorized use, and medical clinic through a CUP. 


  


HCC 21.95.060 Review by Planning Commission 
a. The Planning Commission shall review each proposal to amend this title or to amend the official 


zoning map before it is submitted to the City Council. 


 
b. Within 30 days after determining that an amendment proposal is complete and complies with the 


requirements of this chapter, the Planning Department shall present the amendment to the Planning 


Commission with the Planning Department’s comments and recommendations, accompanied by 
proposed findings consistent with those comments and recommendations. 


 


c. The Planning Department shall schedule one or more public hearings before the Planning 


Commission on an amendment proposal, and provide public notice of each hearing in accordance 
with Chapter 21.94 HCC. 


 


d. After receiving public testimony on an amendment proposal and completing its review, the 
Planning Commission shall submit to the City Council its written recommendations regarding the 


amendment proposal along with the Planning Department’s report on the proposal, all written 


comments on the proposal, and an excerpt from its minutes showing its consideration of the proposal 
and all public testimony on the proposal. 


21.95.050 Planning Department review of zoning map amendment.  


The Planning Department shall evaluate each amendment to the official zoning map that is initiated 


in accordance with HCC 21.95.020 and qualified under HCC 21.95.030, and may recommend approval 
of the amendment only if it finds that the amendment: 


 


a. Is consistent with the comprehensive plan and will further specific goals and objectives of 
the plan. 


Applicant: See attached application. 
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Meeting of April 16, 2025 
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Analysis: There are multiple goals and objectives from the Economic Vitality Chapter of the 2018 


Comprehensive Plan that support this rezoning: 
 


GOAL 1: Define and encourage economic development that meets the desires and interests of 


Homer residents and supports the unique character of the community. 
 


The East End Road corridor is a significant state maintained east-west route for Homer. Specifically, 


the Residential Office district is centered on East End road and provides a transition from the urban 
core to the rural edge of Homer, this type of development helps meet the needs and interests of Homer 


residents. 


 


GOAL 2: Encourage the retention and creation of more year-round and higher wage employment.  
 


Objective A: Increase year-round employment that will enable local people to work, live, and raise their 


families in Homer. While almost all city actions will ultimately affect the course of economic change and 
job growth, city actions to promote year-round jobs include those listed below:  


Implementation Strategies:  


 Consider zoning regulations that support new business opportunities while minimizing negative 


impacts.  
 


This rezoning considers zoning regulations that support new business opportunities at the key 


junction of East End Road an East Hill Road while minimizing negative impacts to neighboring 
properties. 


 


GOAL 3: Identify and promote industries that show a capacity for growth. 


 
Objective A: Recognize Emerging Industries 


Homer is a place of big ideas and entrepreneurial spirit. Examples include the fervor with which local 


agriculture has developed, particularly high tunnel cultivation and commercial peony growing. These 
are growing local and regional business opportunities. Over time, there will be new economic 


opportunities that arise; the city should be open to these new ideas and support those that show 


reasonable opportunities for growth. 


 


This rezoning application supports new economic opportunities for local businesses to change and 


grow. There is a strong demand for residential and office development in Homer. 


Staff Finding: The proposed zoning change is consistent with the Comprehensive Plan and 
will support economic vitality. 


b. Applies a zoning district or districts that are better suited to the area that is the subject of the 


amendment than the district or districts that the amendment would replace, because either 


conditions have changed since the adoption of the current district or districts, or the current 
district or districts were not appropriate to the area initially. 
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Applicant: See attached application. 


Analysis: The Residential Office district in Homer is centered on East End Road, a major east-west 


connector for Homer. This district is intended for a mixture of low-density to medium-density 


residential uses and certain specified businesses and offices, and acts as a transition zone between 
commercial and residential neighborhoods in Homer, specifically the downtown core and the rural 


residential on the outer edges of the City. The RO district along East End Road abruptly ends at East 


Hill Road, it would be more appropriate for this district to extend across the intersection of East Hill 
and East End Roads and should have been extended with the creation of the RO district in this corridor. 


By encompassing the entire intersection in RO, there is an efficiency in services and land use, 


essentially creating a node of RO uses and more appropriately transitioning from CBD, RO, to RR from 
the urban core to the rural edge of the City. 


Staff Finding: The amendment would apply a zoning district that is better suited to the area 


because Residential Office is more appropriate for a prominent intersection than Rural 
Residential. 


 
c. Is in the best interest of the public, considering the effect of development permitted under the 


amendment, and the cumulative effect of similar development, on property within and in the 


vicinity of the area subject to the amendment and on the community, including without 


limitation effects on the environment, transportation, public services and facilities, and land 
use patterns.  


Applicant: See attached application. 
 


Analysis:  


 


Public Services and Transportation 


City water and sewer are available at East Hill and East End Road and access to the subject properties 


would be via East Hill Road and East End Road, an Alaska Department of Transportation maintained 
road. Full police and fire services are available. Public services and facilities are adequate to serve the 


property. 


 


Environmental Conditions: Wetlands Analysis 
 


The KWF wetlands assessment identifies Wetland/Upland Complex on 4410 E Hill Rd. 


on the northwestern portion of the property. Any future development, via zoning permit, would 
require a determination by the US Army Corps of Engineers. 


 


Land Use Patterns 
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The Residential Office District is primarily intended for a mixture of low-density to medium-density 


residential uses and certain specified businesses and offices, which may include professional services, 
administrative services and personal services, but generally not including direct retail or wholesale 


transactions except for sales that are incidental to the provision of authorized services. A primary 


purpose of the district is to preserve and enhance the residential quality of the area while allowing 
certain services that typically have low traffic generation, similar scale and similar density. The district 


provides a transition zone between commercial and residential neighborhoods. 


 
This property is located where Residential Office and Rural Residential districts meet. To the west is a 


health clinic, to the south is a school, to the east is residential, and to the north is a vacant lot. The 


residential office district fits well with the existing surrounding land uses and zoning districts. 


 
Staff Finding: The rezoning of 4410 East Hill Road and 1374 East End Road to Residential 


Office is in the best interest of the public as it supports the transition between the downtown 


core and the rural edges of the City and has the infrastructure necessary to support this use 
and development. 


 


STAFF COMMENTS/RECOMMENDATIONS:  
 


Planning staff has reviewed the ordinance per 21.95.050 and recommends the Planning Commission 


conduct a public hearing, and recommend approval to the City Council. 


 
ATTACHMENTS 


 


1. Application 
2. Petition 


3. Map of Rezone 


4. Public Notice 
5. Aerial Map 


6. Zoning Districts Map 


 


31







32







33







34







35







36







37







38







39







40







41







42







43







4410 E. Hill Rd. & 1374 E. End Rd. Aerial Map
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NOTE: Every reasonable effort has been made to ensure the accuracy of these data. However, by accepting this material, you agree that the Kenai Peninsula Borough assumes no liability of any kind arising from the use of this data. The


data are provided without warranty of any kind, either expressed or implied, including but not limited to time, money or goodwill arising from the use, operation or modification of the data.  In using these data, you further agree to


indemnify, defend, and hold harmless Kenai Peninsula Borough for any and all liability of any nature arising from the lack of accuracy or correctness of the data, or use of the data.
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