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AGENDA ITEM E.     NEW BUSINESS      

ITEM #3 - PRELIMINARY PLAT 
Virginia Lyn 2025 Replat 

 
KPB File No. 2025-062 
Plat Committee Meeting: October 27, 2025 
Applicant / Owner: Mustard Seed iTrust of Homer, Alaska 
Surveyor: Christopher Mullikin / Mullikin Surveys 
General Location: Virginialyn Way off Mattox Road 

 
Parent Parcel No.: 179-133-05 and 179-133-06  
Legal Description: Township 6 South, Range 13 West, Section 21, Seward Meridian, Homer 

Recording District, Plat 61-256, Virginia Lyn Subdivision, Lot 53 and Lot 54
Assessing Use: Residential Dwellings 
Zoning: City of Homer 
Water / Wastewater City / City 
Exception Request None Requested 

 
 

STAFF REPORT 
 
Specific Request / Scope of Subdivision: The proposed plat will combine two 0.34-acre parcels and replat them 
into two lots having sizes of 0.309-acres to 0.354-acres. 
 
Location and Legal Access (existing and proposed):  
Legal access to the proposed plat is along Virginialyn Way on the north side of the plat. Virginialyn Way is a 50� 
dedication maintained by the City of Homer. To the west is Pennock St a city of Homer maintained dedication to 
runs north to East End Rd a State of Alaska maintained road.  
 
The right-of-way of Virginialyn is dedicated at 50 feet. KPB 20.30.120 requires street widths to be 60 feet. With the 
lots being in the jurisdiction of the City of Homer and having already been reviewed by the City of Homer Planning 
and Zoning and approved with no recommendation for extra right-of-way; no addition right of way is being requested 
by KPB Staff. 
 
The plat is not vacating any right-of-way and is not affected by a section line easement either.  The City of Homer 
noted in their staff report that this subdivision is being 
 
 

KPB Roads Dept RSA review Out of Jurisdiction: Yes 
 
Roads Director: Uhlin, Dil 
Comments: 
city of homer jurisdiction 

SOA DOT comments  
 
Site Investigation: 
There are improvements on the lots of structures.  The City of Homer recommended in the resolution that the 
structures be shown on the plat.  Staff recommends an as-built of the structures be submitted with the final 
submittal rather than shown on the final drawing.  As-built should have write up of details how the issues found will 
be addressed.  The Borough has no jurisdiction in the City of Homer to enforce the setback encroachment issues.  
Staff request the surveyor submit prior to final approval information and findings from the City of Homer any resolve 
done with the structure having encroachment or setback issues.  
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The terrain of the plat is flat with an even slope of about 10% across the property going from the northwest corner 
to the southeast corner.  
 
The entire property is designated as Discharge Slope according to the KWF Wetlands Assessment. This is noted 
near the legend on the drawing. 
 
The subdivision is within the City of Homer. The floodplain program is administered and enforced by HCC 21.41 
Flood Prone Areas. For information on the flood plain regulations and required permits in Homer, please contact 
the Homer Planning Department at 907-235-3106 or at planning@ci.homer.ak.us.  

 
The River Center reviewer did not identify the plat to be located in a habitat protection district.  
 

KPB River Center review A. Floodplain 
 
Reviewer: Hindman, Julie 
Floodplain Status: Within City of Homer 
Comments: No comments 
 
B. Habitat Protection 
 
Reviewer: Aldridge, Morgan 
Habitat Protection District Status: Is NOT within HPD 
Comments: No comments 

State of Alaska Fish and Game  
 
 
Staff Analysis  
The property was originally a part of the NW1/4 NW1/4 Sec 21, T6S, R13W, SM, Homer, Alaska, being the Carl 
Kibby Homestead.  Plat of the Carl Kibby Homestead HM0002337 showed the intended division of the property 
created by two deeds that were filed of the NW1/4 NW1/4 of Section 21. Virginia Lyn Subdivision HM61-256 platted 
Tract A of Carl Kibby Homestead. 
 
A soils report will not be required for these lots as city water and sewer are available to these lots. 
 
Notice of the proposed plat was mailed to the beneficial interest holder on June 25, 2025.  The beneficial interest 
holder will be given 30 days from the date of the mailing of the notification to respond. They are given the opportunity 
to notify staff if their beneficial interest prohibits or restricts subdivision or requires their signature on the final plat. 
If no response is received within 30 days, staff will assume they have no requirements regarding the subdivision 
and it may be finalized.  
 
The plat is located in the City of Homer and was reviewed at the City of Homer Planning and Zoning Commission 
meeting of May 21, 2025.  The Commission voted with unanimous consent to approved with conditions and sent 
the plat to KPB Plat Committee. 
 
Utility Easements  
There Is a 10� underground utility and slope maintenance easement noted in plat note 3 and dawn on the plat along 
the adjacent right-of-way as filed in 2019-002812.  The city of Homer is also requiring a 15� utility easement 
immediately adjacent to the right-of-way be dedicated on the plat.  staff recommends the surveyor add the 15� utility 
easement as required by the City of Homer along with a plat note and Certificate of Acceptance by City of Homer 
for the easement. 
 
As part of our routine notification process, the subdivision plat was emailed to the affected utility providers for 
review.  Staff recommends: the surveyor work with the utility providers to accommodate their request, ensuring 
optimal use of the owner�s land and maximum benefit for both the provider and the public. 
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Utility provider review:  
HEA No comment 
ENSTAR No comments or recommendations 
ACS No objections  
GCI No comments or objections 

KPB department / agency review:  
Addressing Review Reviewer: Pace, Rhealyn 

Affected Addresses: 
1161 VIRGINIALYN WAY, 1177 VIRGINIALYN WAY  
 
Existing Street Names are Correct: No 
 
List of Correct Street Names: 
VIRGINIALYN WAY 
 
Existing Street Name Corrections Needed: 
PLEASE CORRECT ON PLAT, VIRGINIALYN WAY  
 
All New Street Names are Approved: No 
List of Approved Street Names: 
List of Street Names Denied: 
 
Comments: 
CITY OF HOMER WILL ADVISE ON ADDRESSING  

Code Compliance Reviewer: Ogren, Eric 
Comments: No comments 

LOZMS Review Planner Reviewer: Raidmae, Ryan 
There are not any Local Option Zoning District issues with this proposed 
plat. 
 
Material Site Comments: 
There are not any material site issues with this proposed plat. 
Review Not Required 

Assessing Review Reviewer: Windsor, Heather 
Comments: No comments 

 
 
STAFF RECOMMENDATIONS 
CORRECTIONS / EDITS 
Correct plat note #4 to be through page 82. 
In the Plat Approval make the approval date October 27, 2025 
Change the signer under Certificate of Ownership and Dedication to correct name and address of Mustard Seed 
iTrust 
Label side and rear line easements with size and type. 
 

 
KPB 20.25.070 � Form and contents required 

Staff recommendation: final plat submittals must comply with 20.25.070. Additional information, revisions, and/or 
corrections are required as noted below. 

 
A. Within the Title Block 

1. Name of the subdivision which shall not be the same as an existing city, town, tract, or subdivision 
of land in the borough, of which a plat has been previously recorded, or so nearly the same as to 
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mislead the public or cause confusion. The parent plat�s name shall be the primary name of the 
preliminary plat.  
2. Legal description, location, date, and total area in acres of the proposed subdivision;  
3. Name and address of owner(s), as shown on the KPB records and the certificate to plat, and 
registered land surveyor. 

Staff recommendation:   
 Include City of Homer within legal description 
 Modify the KPB File n to 2025-062 
 Change the owner to current owners of Mustard Seed iTrust and current address  
 Change Client to Owner 

 
 
C. The location, width, and name of existing or platted streets and public ways, railroad rights-of-way, and 

other important features such as section lines or political subdivisions or municipal corporation boundaries 
abutting the subdivision;  
Staff recommendation:  
Spelling of Virginialyn Way needs corrected on the drawing. 

 
D. A vicinity map, drawn to scale showing location of proposed subdivision, north arrow if different from plat 

orientation, township and range, section lines, roads, political boundaries, and prominent natural and 
manmade features, such as shorelines or streams;  
Staff recommendation:  
Map should be more representative of roads in area, zoon in to site since it is a city location 

 
 

 
KPB 20.30 � Subdivision Design Requirements 

Staff recommendation: final plat submittals must comply with 20.30. Additional information, revisions, and/or 
corrections are required as noted below. 

 
 

KPB 20.40 � Wastewater Disposal 
Staff recommendation: final plat submittals must comply with 20.40. Additional information, revisions, and/or 

corrections are required as noted below. 
 

20.40.010 Wastewater disposal. 
Platting Staff Comments:  
Staff recommendation: comply with 20.40. 

 
KPB 20.60 � Final Plat 

Staff recommendation: final plat submittals must comply with 20.60. Additional information, revisions, and/or 
corrections are required as noted below. 

 
 
 
 

RECOMMENDATION: 
 
STAFF RECOMMENDS:  
 
 GRANT APPROVAL OF THE PRELIMINARY PLAT SUBJECT TO STAFF RECOMMENDATIONS, AND  

 COMPLIANCE WITH KPB 20.25.070 (FORM AND CONTENTS), KPB 20.25.080 (PETITION REQUIRED), 
KPB 20.30 (DESIGN REQUIREMENTS); AND KPB 20.40 (WASTEWATER DISPOSAL), AND 
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COMPLIANCE WITH KPB 20.60 TO ENSURE ADMINISTRATIVE APPROVAL OF THE FINAL PLAT.

NOTE:   KPB 20.25.120. - REVIEW AND APPEAL. 
 
IN ACCORDANCE WITH KPB 2.40.080, ANY PERSON, AGENCY, OR CITY THAT PARTICIPATED AT THE 
PLAT COMMITTEE HEARING, EITHER BY WRITTEN OR ORAL PRESENTATION, MAY REQUEST THAT A 
DECISION OF THE PLAT COMMITTEE BE REVIEWED BY THE PLANNING COMMISSION BY FILING A 
WRITTEN REQUEST WITHIN 15 DAYS OF DATE OF DISTRIBUTION OF THE DECISION. 
 
A DECISION OF THE PLAT COMMISSION MAY BE APPEALED TO THE HEARING OFFICER BY A PARTY OF 
RECORD WITHIN 15 DAYS OF THE DATE OF NOTICE OF DECISION IN ACCORDANCE WITH KPB 21.20.250. 
 
 

END OF STAFF REPORT 
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Staff Report 25-029 
 
TO:   Homer Planning Commission 25-029 
FROM:   Ryan Foster, City Planner 
DATE:   May 21, 2025 
SUBJECT:  Virginia Lyn 2025 Replat 
 
Requested Action: Approval of a preliminary plat to adjust the lot lines between Virginia Lyn 

Subdivision Lots 54 and 53.  This preliminary plat establishes a new lot line 
between a proposed Lot 54-a and Lot 53-a. 

 
 
General Information: 
Applicants:  
 
 
 
Location: West of Pennock Street at Virginialyn Way 
Parcel ID: 17913305 & 17913306 
Size of Existing Lot(s): 0.335 acres, 0.335 acres  
Size of Proposed Lots(s): 0.354 acres and 0.309 acres 
Zoning Designation:  Urban Residential District 
Existing Land Use: Residential 
Surrounding Land Use:  North:  Residential  
 South: Vacant 
 East: Vacant 
 West: Residential 
Comprehensive Plan: 1-C-1 Promote infill development in all housing districts.   
Wetland Status: Wetland/ Discharge Slope. 
Flood Plain Status: Not in a floodplain. 
BCWPD: Not within the Bridge Creek Watershed Protection District.  
Utilities: City water and sewer are available.  
Public Notice: Notice was sent to 45 property owners of 48 parcels as shown on 

the KPB tax assessor rolls. 
 

Paul Hueper 
3901 Pennock St. 
Homer, AK 99603 

Mullikin Surveys, LLC 
PO Box 1023 
Homer, AK 99603 
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Staff Report 25-029 
Homer Planning Commission 
Meeting of May 21, 2025 
Page 2 of 4 

Analysis:  This subdivision is within the Urban Residential District. This plat adjusts the lot lines 
between Virginia Lyn Subdivision Lots 54 and 53. A new lot line is placed between a proposed Lot 54-
a of 0.354 acres and Lot 53-a of 0.309 acres. There is an existing conditional use permit for three 
dwelling units and a zoning permit for both Lot 54 and Lot 53. There is an active stop work code 
enforcement order on both Lot 54 and Lot 53 regarding encroachment issues on these properties. The 
intent of this replat is to ensure the encroachment issues are addressed, ensuring the access easement 
is clear of buildings/structures and all other City code requirements are also met. 

Homer City Code 22.10.051 Easements and rights-of-way 

A. The subdivider shall dedicate in each lot of a new subdivision a 15-foot-wide utility 
easement immediately adjacent to the entire length of the boundary between the lot 
and each existing or proposed street right-of-way. 

Staff Response: The plat does not meets this requirement. The plat illustrates a 10�-utility easement 
and should be changed to 15�. 

B. The subdivider shall dedicate in each lot of a new subdivision any water and/or sewer 
easements that are needed for future water and sewer mains shown on the official 
Water/Sewer Master Plan approved by the Council. 

Staff Response: The plat meets this requirement.  

C. The subdivider shall dedicate easements or rights-of-way for sidewalks, bicycle paths or 
other non-motorized transportation facilities required by HCC 11.04.120. 
Staff Response:  The plat meets these requirements.  

Preliminary Approval, per KPB code 20.25.070 Form and contents required.   The commission 
will consider a plat for preliminary approval if it contains the following information at the time it is 
presented and is drawn to a scale of sufficient size to be clearly legible. 

A. Within the Title Block: 
1. Names of the subdivision which shall not be the same as an existing city, town, tract or 

subdivision of land in the borough, of which a plat has been previously recorded, or so 
nearly the same as to mislead the public or cause confusion; 

2. Legal description, location, date, and total area in acres of the proposed subdivision; 
and 

3. Name and address of owner(s), as shown on the KPB records and the certificate to plat, 
and registered land surveyor; 

Staff Response:  The plat meets these requirements. 

B. North point; 
Staff Response:  The plat meets these requirements.  

C. The location, width and name of existing or platted streets and public ways, railroad 
rights-of-way and other important features such as section lines or political 
subdivisions or municipal corporation boundaries abutting the subdivision; 

24

E5-15



Staff Report 25-029 
Homer Planning Commission 
Meeting of May 21, 2025 
Page 3 of 4 

Staff Response:  The plat meets does not meet these requirements. The spelling for Virginialyn Way 
is incorrect.  

D. A vicinity map, drawn to scale showing location of proposed subdivision, north arrow if 
different from plat orientation, township and range, section lines, roads, political 
boundaries and prominent natural and manmade features, such as shorelines or 
streams; 

Staff Response:  The plat meets these requirements. 

E. All parcels of land including those intended for private ownership and those to be 
dedicated for public use or reserved in the deeds for the use of all property owners in 
the proposed subdivision, together with the purposes, conditions or limitation of 
reservations that could affect the subdivision; 

Staff Response:  The plat meets these requirements. No such areas are proposed. 

F. The names and widths of public streets and alleys and easements, existing and 
proposed, within the subdivision; [Additional City of Homer HAPC policy: Drainage 
easements are normally thirty feet in width centered on the drainage.  Final width of 
the easement will depend on the ability to access the drainage with heavy equipment.   
An alphabetical list of street names is available from City Hall.] 

Staff Response:  The plat meets these requirements. 

G. Status of adjacent lands, including names of subdivisions, lot lines, lock numbers, lot 
numbers, rights-of-way; or an indication that the adjacent land is not subdivided; 

Staff Response:  The plat meets these requirements. 

H. Approximate location of areas subject to inundation, flooding or storm water overflow, 
the line of ordinary high water, wetlands when adjacent to lakes or non-tidal streams, 
and the appropriate study which identifies a floodplain, if applicable; 

Staff Response:  The plat meets these requirements. 

I. Approximate locations of areas subject to tidal inundation and the mean high water 
line; 

Staff Response:  The plat meets these requirements. 

J. Block and lot numbering per KPB 20.60.140, approximate dimensions and total 
numbers of proposed lots; 

Staff Response:  The plat meets these requirements. 

K. Within the limits of incorporated cities, the approximate location of known existing 
municipal wastewater and water mains, and other utilities within the subdivision and 
immediately abutting thereto or a statement from the city indicating which services are 
currently in place and available to each lot in the subdivision; 

Staff Response:  The plat does not meet these requirements. 
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Staff Report 25-029 
Homer Planning Commission 
Meeting of May 21, 2025 
Page 4 of 4 

L. Contours at suitable intervals when any roads are to be dedicated unless the planning 
director or commission finds evidence that road grades will not exceed 6 percent on 
arterial streets, and 10 percent on other streets; 

Staff Response:  The plat meets these requirements. No new roads are dedicated. 

M. Approximate locations of slopes over 20 percent in grade and if contours are shown, the 
areas of the contours that exceed 20 percent grade shall be clearly labeled as such; 

Staff Response:  The plat meets this requirement.  

N. Apparent encroachments, with statement indicating how the encroachments will be 
resolved prior to final plat approval; and 

Staff Response:  The plat does not meet these requirements. This replat is intended to correct for 
encroachment issues with the construction of new dwelling units on each of the properties and any 
existing encroachments should be noted, including a statement on how encroachments will be 
resolved. 

O. If the subdivision will be finalized in phases, all dedications for through streets as 
required by KPB 20.30.030 must be included in the first phase. 

Staff Response:  The plat meets these requirements. 
 
Public Works Comments: Public Works staff reviewed the plat and have the following comment. 

�survey and depict the water service valve (for lot 53-1) in relation to the newly adjusted property line. 
I want to ensure the water service for lot 53-a in not now on lot 54-a with the lot line moving over 5�.� 
 
Staff Recommendation: 
Planning Commission recommends approval of the preliminary plat. 

1. Depict the utility easement along Virginialyn Way as 15�. 
2. Correct the spelling for the street Virginialyn Way. 
3. Add apparent encroachments to existing building setbacks and utility easements and a 

statement of how encroachments will be resolved. 
4. Depict the water service valve for lot 53-a in relation to the newly adjusted property line, to 

verify that, that service is not on lot 54-a. 
 
Attachments: 

1. Preliminary Plat 
2. Surveyor�s Letter 
3. Public Notice 
4. Aerial Map 
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SURVEYORS CERTIFICATE

I hereby certify that I am properly registered and licensed to practice
land surveying in the State of Alaska, that this plat represents a
survey made by me or under my supervision, that the monuments
shown hereon actually exist as described, and that all dimensions
and other details are correct.

Date:  _______________________

Registration No.:  14449-S
Christopher L. Mullikin,
Professional Land Surveyor

CERTIFICATE OF OWNERSHIP AND DEDICATION
I hereby certify that I am the owner of the real property shown and
described hereon and that I hereby adopt this plan of subdivision and by
my free consent dedicate all rights-of-way to public use and grant all
easements to the use shown.

___________________________________________________
Paul Hueper
3901 Pennock Street   
Homer, AK 99603

NOTARY'S ACKNOWLEDGMENT

For: ______________________________________________

Acknowledged before me this_____ day of _______________, 2025.

________________________________
Notary Public for Alaska
My Commission expires:_________

For: ______________________________________________

Acknowledged before me this_____ day of _______________, 2025.

________________________________
Notary Public for Alaska
My Commission expires:_________

 PLAT APPROVAL
This plat was approved by the Kenai Peninsula Borough Planning
Commission at the meeting of  April ##, 2025

__________________________________________________________
Kenai Peninsula Borough  Authorized Official

Record GLO 3 14" Brass Cap on Iron Post, 1917

Set 2" Aluminum Cap on 5/8" x 30" Rebar, 14449-S 2025

Found 2" Aluminum Cap on  5/8" Rebar, 7538-S 2019

Record Measurements Per Record of Survey HM 2019-41

Vacated Lot Line

Setback Line

Easement Line

Note: There are no areas over 20% grade per Kenai Peninsula Borough Terrain Viewer
(Five Foot Contours)

Note: The entire survey is within Discharge Slope Wetlands
per the Kenai Watershed Forum (KWF)

LEGEND

NOTES:

1. The Basis of Bearing for this survey was determined by high
precision GNSS survey using Trimble R-10 survey grade receivers,
differentially corrected and processed using Spectra Geospatial
Survey Pro 6.8.1.7.

2. A building setback of 20 feet is required from all street rights-of-way
unless a lesser standard is approved by resolution of the appropriate
planning commission.

3.    The northern 10 feet of Lots 53 and 54, adjoining the southern edge
       of Virginia Lyn Way right-of-way, are subject to an underground
       utility and slope maintenance easement for the placement and
       maintenance of utilities, and for maintenance of slopes per
       document No. 2019-002812, Homer Recording District.

4.    An easement over, across, under, and through Lots 53 and 54 for a
       public use right-of-way, including the right to construct, operate, and
       maintain public improvements and utilities of all kinds, was granted
       to the City of Homer in Book 61, Pages 79 through 81, Serial Nos.
       71-835 and 71-836, Homer Recording District.

5.    No permanent structure shall be constructed or placed within a utility
       easement which would interfere with the ability of a utility to use the
       easement.

6.    Wastewater Disposal: Wastewater treatment and disposal systems
       must meet the regulatory requirements of the Alaska Department of
       Environmental Conservation.

6.    Any person developing the property is responsible for obtaining all
       required local, state, and federal permits, including a U.S. Army
       Corps of Engineers wetlands determination, if applicable.

7.    Acceptance of this plat by the Kenai Peninsula Borough does not
       indicate acceptance of any encroachments.

VICINITY MAP
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NOTICE OF SUBDIVISION 
 
Public notice is hereby given that a preliminary plat has been received proposing to subdivide or 
replat property.  You are being sent this notice because you are an affected property owner within 500 
feet of a proposed subdivision and are invited to comment. 
 
Proposed subdivision under consideration is described as follows: 

Virginia Lyn 2025 Replat Preliminary Plat 

The location of the proposed subdivision affecting you is provided on the attached map.  A preliminary 
plat showing the proposed subdivision may be viewed at the City of Homer Planning and Zoning 
Office.  Subdivision reviews are conducted in accordance with the City of Homer Subdivision 
Ordinance and the Kenai Peninsula Borough Subdivision Ordinance.  A copy of the Ordinance is 
available from the Planning and Zoning Office. Comments should be guided by the requirements 
of those Ordinances. 
 
A public meeting will be held by the Homer Planning Commission on Wednesday, May 21, 2025 at 6:30 
p.m. In-person meeting participation is available in Cowles Council Chambers located downstairs at 
Homer City Hall, 491 E. Pioneer Ave., Homer, AK 99603. To attend the meeting virtually, visit zoom.us 
and enter the Meeting ID & Passcode listed below. To attend the meeting by phone, dial any one of the 
following phone numbers and enter the Webinar ID & Passcode below, when prompted: 1-253-215-
8782, 1-669-900-6833, (toll free) 888-788-0099 or 877-853-5247. 

Meeting ID: 979 8816 0903 
Passcode: 976062 

Additional information regarding this matter will be available by 5 p.m. on the Friday before the 
meeting. This information will be posted to the City of Homer online calendar page for May 16, 2025 
at https://www.cityofhomer-ak.gov/calendar. It will also be available at the Planning and Zoning 
Office at Homer City Hall and at the Homer Public Library. 

Written comments can be emailed to the Planning and Zoning Office at the address below, mailed 
to Homer City Hall at the address above, or placed in the Homer City Hall drop box at any time. 
Written comments must be received by 4 p.m. on the day of the meeting. 

If you have questions or would like additional information, contact Ryan Foster at the Planning and 
Zoning Office. Phone: (907) 235-3106, email: clerk@cityofhomer-ak.gov, or in-person at Homer City 
Hall. 

NOTICE TO BE SENT TO PROPERTY OWNERS WITHIN 500 FEET OF PROPERTY. 
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