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CITY OF PALMER  
ACTION MEMORANDUM NO. 14-049 

 
Subject:  Authorize a Variance from the Provisions of Palmer Municipal Code 12.12.030 Streets 
for Phase III of the Hidden Ranch Subdivision Project 
 
Agenda of: July 8, 2014 
 
Council Action: ___________________________________________________ 
 
Approved for presentation by: 
 

City Manager  
City Attorney  
City Clerk  

    
Certification of Funds: 

      
 Total amount of funds listed in legislation: $ 0   
   

 This legislation (√):   
 √ Has no fiscal impact     
 

  Creates:     
  A negative fiscal impact in the amount of: $  

 

 
  A positive fiscal impact in the amount of: $  

 

 
     
  Funds are budgeted.  
 

  Funds are budgeted from this (these) line item(s):     
  a)   $    
  b)   $         
 

 

   a) Funds originally budgeted in line item :  $    
   Difference in budgeted funds: $    
 

   b) Funds originally budgeted in line item :  $    
   Difference in budgeted funds: $    
 

  Funds are not budgeted.   
   Budget amendment required in the total amount of: $    
 

  Affected line item(s):   
      $    
     $    
 

  General fund unassigned balance (after budget modification) $  
 

  Enterprise unrestricted net position (after budget modification) $  
 

 

 Director of Finance signature certifying funds:    
    
 
Attachment(s):    
 Variance Application PMC 12.12.080 

jbower
Text Box
Authorized
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FINDINGS AND CONCLUSIONS: 
 

Summary statement:  The variance to PMC 12.12.030 will authorize the developer to create 
Hidden Ranch Phase IV & V Master Plan retaining the 50 foot wide rights-of-way approved in 
the original 2001 Hidden Ranch Master Plan with the addition of 5 foot snow storage and 
maintenance easements along both sides of all rights-of-way within Hidden Ranch Phases IV & 
V instead of the required 60 foot rights-of-way. The findings of the council are set-forth below.  
 
Background: Hidden Ranch has been developed under a Master Plan approved by the 
Borough in 2001. The rights-of-way in the original master plan were designed to meet the 50 
foot width residential street criteria permitted under MSB Title 16. In January 2002, the 
developer, Spinell Homes, Inc., was granted a variance to the requirement for curb and gutter 
by the Palmer City Council based on the 20,000 square foot lots in Hidden Ranch Subdivision. In 
September 2002, the City and the developer signed an annexation agreement for the Hidden 
Ranch property. Phase I of Hidden Ranch, was recorded in 2003, with dedicated 50 foot rights-
of way. 
 
In 2003, Hidden Ranch was annexed by the City. In June 2004, the city revised the municipal 
code to increase the minimum right-of way width for residential streets from 54 feet to 60 feet. 
The plat for Hidden Ranch Phase III, was recorded in 2005, with dedicated 50 foot rights-of-
way plus an additional 5 foot wide snow storage and maintenance easement adjacent to all of 
the rights-of-way in Phase III. 
 
In 2009, the 2001 Hidden Ranch Master Plan expired following a downturn in both the national 
and local economy. In 2014, to continue with its original development design, the developer 
submitted a request to the Borough for a two phase Master Plan of 60 lots from Tract B, Hidden 
Ranch III to be known as Hidden Ranch Phases IV & V along with a request for a variance to 
the 60 foot right-of-way requirement.  
 
The variance is sought to retain the original 50 foot wide rights-of-way approved in the 2001 
Hidden Ranch Master Plan with the addition of 5 foot snow storage and maintenance 
easements. The character of the subdivision has not changed and the requested variance is to 
maintain the development as previously approved, and to add an additional 5 foot wide snow 
storage and maintenance easement along the rights-of way as in Hidden Ranch Phase III 
recorded in 2005. 
 
Variance: PMC 12.12.080 provides that the city council shall only grant variances that it deems 
necessary, or which it finds desirable form the standpoint of public interest. In making its 
findings, as required in this section, the city council shall take into account the nature of the 
proposed use of the land and the existing use of the land in the vicinity, the number of persons 
to reside or work in the proposed subdivision, and the probable effect of the proposed 
subdivision upon conditions in the vicinity. No variance shall be granted unless the city council 
finds the following contained in subsections (A). (B), and (C) of this section. 
 
PMC 12.12.080 A: “That there are such circumstances or conditions affecting said property 
that the strict application of the provisions of this chapter would clearly be impractical, 
unreasonable or undesirable to the general public. In such cases, the subdivider shall first state 
his reasons in writing to the specific provision or requirement involved and submit them to the 
city council. The subdivider bears the burden of proof.”  
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Summary of applicant’s response to PMC 12.12.080 A: 
The approved Hidden Ranch Master Plan created one design for all phases of this subdivision. 
There have been subdivision phases recorded previously which lock-in the final Phase IV & V 
rights-or-way design to the proposed locations and width. The additional 5 foot snow storage 
and maintenance easements have been added to ensure there is adequate room for the public’s 
need to maintain streets in the subdivision. The strict application of 60 foot street rights-of-way 
standards will result in the loss of previously approved lots within the development. 
 
PMC 12.12.080 B: “That the granting of the specific variance will not be detrimental to the 
public welfare or injurious to other property in the area in which said property is situated.” 
 
Summary of applicant’s response to PMC 12.12.080 B: 
The addition of the 5 foot snow storage and maintenance easement as proposed create an 
effective total width of 60 feet to accommodate the public’s right-of-way needs. A plat note will 
require building setbacks to be measured from the snow storage and maintenance easement. 
The lots in Phase IV & V of Hidden Ranch all meet the 20,000 foot minimum lot area of the 
2001 Master Plan and are sufficiently large enough to support a higher end home and still meet 
the City’s setback standards. The drainage system proposed for construction within the 50 foot 
right-of-way will help eliminate a negative storm water impact in the surrounding area. The 
additional snow storage and maintenance easement will all for any additional public snow 
storage and road maintenance needs. 
 
PMC 12.12.080 C: “That the granting of the specific variance will not have the effect of 
nullifying the intent and purpose of this title or the comprehensive plan.” 
 
Summary of applicant’s response to PMC 12.12.080C: 
Hidden Ranch had a previously approved master plan which created the current lot layout. 
Phase IV & V will match the previously developed Hidden Ranch phases. The property is zoned 
R1E – Single family Residential Estate which requires a 20,000 square foot minimum lot area. 
The previously recorded phases of Hidden Ranch were developed with 20,000 lots. Requiring 60 
foot right-of way in Phase IV & V would reduce the lots to less than 20,000 requiring a zone 
change to R1 – Single Family Residential which only requires a 8,400 square foot minimum lot 
area. Being able to maintain the development of 20,000 square foot lots will add to the city’s 
growth of higher end residential development. 
 
In addition to the applicant’s response, the purpose of PMC 12.12 which is to define the 
improvements which will be required under agreement to be constructed by the subdivider as a 
condition of final plat approval were covered by the improvements defined in the annexation 
agreement signed by the City and the developer following Council action in September 2002. 
 
Development of all phases of Hidden Ranch was to be based on the previously approved Master 
Plan which created the current lot layout and street design. The proposed Master Plan for Phase 
IV & V matches the previously recorded Hidden Ranch Subdivision lot and street layouts. 
 
PMC 12.12.080 D: “the city council shall include its findings and the specific reasons for its 
action and shall also record its reasons and actions in its minutes.” 
 
In addition to the applicant’s responses, the Public Works, Public Safety and Community 
Development Departments do not object to the 50 foot rights-of-way given dedication of the 
additional 5 foot snow storage and maintenance easements adjacent to the right-of-way. 
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The R1E – Single family Residential estate zoning with its 20,000 square foot minimum lot area 
makes Hidden Ranch substantially different from most of the other R1–Single Family Residential 
subdivisions with 8,400 square foot lots being developed in the vicinity and throughout the City. 
The large lots in Hidden Ranch provide a desirable alternative to R1–Single Family Residential 
lots in the city and are supported by Goal 2 and Goal 2 Objective B of Chapter Six of the 
Comprehensive Plan. 

• Goal 2: Maintain high quality residential neighborhoods; promote development of a 
range of desirable new places to live in Palmer. 

• Goal 2 Objective B: Provide areas for single family housing appealing to the upper end 
of the housing market. 

 
Based upon the above the findings, the City Council approves action memorandum 14-049.  
 
Administration recommendation: Approve action memorandum 14-049.  



C1tv of Palrner 
Attn: City Clerk 

Received 

JUN 0 9 2014 

City of Palmer 

231 W. Evergreen Avenue, Palmer, Alaska 99645 
Telephone: 907-745-3271 *Fax: 907-745-0930 

Variance Application :fo;"m 
Palmer Municipal Code 12.12.080 

Applicant: Sf'\\--.)'1(:,'-...\- ~~ I~ . 

Property Location(s): T R p._c.... \ B> 1 H ~bDr:.b) RhJ---K, H PtJ. I\ l 

Owner of Record: S?lJ.J\!:L.)~ ~o14E;:) \~-I C.. • 

Legal Description(Lot, Block): ·lRJl,G"'L b 

• 

Zone: R- { E S I N&Le. fJ:.-M u \.1 .. \2~~~DWT\~,L. w ll 'lj A 
\MH.JV\MI)W. Lo\ S~Z../3 0~ 2o) (.)C:Z::, 56(, F\. 

Request variance from PMC I (p . 7~o, l:JO \.~ \C k\ ~e-A L>1.1Lt!:S, TH~ 
~ WI urp. To ~·~ Cd..:) ~ t=~ ~-l- l N 'v\.H 'DT-r.\ .. , 
Reasons for variance request:_<:O~E"""""i6,......~8c:::ll\Tij..!...!;o.,~G:.LHb=-r...t2"""'-----------

****************************~****************************************** 

The city council may grant a variance from the provisions of these regulations. The city 
council shall only grant variances that it deems necessary, or which it finds desirable 
from the standpoint of public interest. In making its findings, as required in this section, 
the city council shall take into account the nature of the proposed use of the land and 
the existing use of land in the vicinity, the number of persons to reside or work in the 
proposed subdivision, and the probable effect of the proposed subdivision upon 
conditions in the vicinity. No variance shall be granted unless the city council finds the 
following contained in subsections (A), (B) and (C) of this section. 

Please provide a written explanation stating how each of the following requirements has 
been met: 



12.12.080 (A.) That there are such circumstances or conditions affecting said property 
that the strict application of the provisions of this chapter would clearly be impractical, 
unreasonable or undesirable to the general public. In such cases, the subdivider shall 
first state his reasons in writing to the specific provision or requirement involved and 
submit them to the city council. The subdivider bears the burden of proof; 

SEE. K\fA.Ct\VD 

12.12.080 (B.) That the granting of the specific variance will not be detrimental to the 
public welfare or injurious to other property in the area in which said property is 
situated; 

5~ ~T(AC~.·~~----------------------------------

12.12.080 (C.) That the granting of the specific variance will not have the effect of 
nullifying the intent and purpose of this title or the comprehensive plan; 

"Q PiE\ A.I{A c ,\r\ e;;.p 

The city council shall include its findings and the specific r a ns for its action and shall 
also record its reasons and actions in its minutes. 

Mailing address ~ 1-.c::O L9 cD IN 1\.Jog..y~w L.I6-~T~ kY. ~VD. 
A..~Gl--'DUAe:,g', A~ '1951[ 

Phone/Contact number _____________________ _ 

$250 Nonrefundable Application Filing Fee Submitted: - -----------

**Please attach any plans or documents pertinent to the request. 

2 



VARIANCE APPLICATION 
Attachment A 

An application for Variance to PMC 16.20.170 which requires the minimum right-of-way (ROW) 
width of proposed streets shall be 60 feet for residential streets. 

Reasons for variance request: 
This property was developed as a master plan which was approved in 2003. The right-of-way 
widths on the master plan were designed with a 50 foot width which was an approved width 
under MSB Title 16. Two of the previously recorded plats for the Hidden Ranch Subdivisions 
created 50 foot wide rights-of-way. Additionally, the Phase Ill plat. which was recorded in March 
of 2005, dedicated an additional 5 foot wide snow storage and maintenance easement adjacent 
to all of the rights-of-way. Additional provisions were added on the plat with a plat note which 
helped to maintain the building setbacks to be from the snow storage and maintenance 
easements. 

The master plan was allowed to lapse during a sharp slowdown in the economy. The character 
of the subdivision has not changed and the request is to maintain the development as 
previously approved with the added provisions for the snow storage and maintenance 
easements. 

The variance is being submitted to retain the original 50 foot right-of-way width which was 
previously designed and approved, and to add an additional 5 foot wide snow storage and 
maintenance easement along the rights-of-way. The reasons for this request are as follows: 

1. The rights-of-way and the lots for this area were previously approved with the Master 
Plan. Two phases have previously been recorded using the master plan and these 
phases have set the alignment and the ROW widths for the final Phase IV and V plats. 
The ROW to be created within the final phases of the Master Plan will be connecting to 
the previously dedicated rights-of-way which are 50 feet in width. In addition, there is an 
existing public use easement located to the west of this property which sets the 
centerline alignment for N. Esty Drive as approved on the master plan. To change the 
ROW widths and the alignment at this stage would greatly affect the whole development. 

2. The N. Esty Drive alignment is anchored in its current location by three factors which 
are: the 50 foot dedication of ROW on the east end of N. Esty Drive, the dedication of 
the "T'' intersection for E. Hidden Ranch Loop which includes the creation of Lot 1, Block 
5 and Lots 22 and 23, Block 7, and the existing 50 foot Public Use Easement (PUE) 
located to the west of this subdivision. 

3. The Phase IV plat will create 13 lots south of the N. Esty Drive. All of these lots will be 
20,000 sq. ft. in size. This property has been annexed into the City of Palmer (COP) and 
is currently zoned R-1 E, Single-Family Residential with a minimum Jot size of 20,000 sq. 
ft. Widening the ROW width to 60 feet will create lots which are less than 20,000 sq. ft. 
in size and are not allowed within the R-1 E zone. The master plan laid out the design for 
the whole development which included the ROW and the 20,000 sq. ft. parcels. When 
the previous phases were recorded, they locked in the rights-of-way and the number of 
lots that could be created within these final phases. Requiring the final phases to 
change the design at this time will ultimately result in the loss of lots or the reduction in 
lot size. 

4. As noted above, the lots within zone R-1E need to be a minimum of 20,000 sq. ft. in size 
even though they will be served by City of Palmer's sewer and water systems. These 



lots could otherwise be reduced down to 8400 sq. ft. but this would require a zoning 
change from the large lot size concept. Doing a re-zone and reducing the lot sizes for 
the final phases, will ultimately affect the existing development. With the lot sizes being 
20,000 sq. ft., there will be more than enough room to maintain the building setbacks 
being created by the additional 5 foot snow storage and maintenance easement. 

5. Therefore this variance is being requested to maintain the existing master plan design 
with the 50 foot wide rights-of-way with the additional dedication of a 5 foot snow storage 
and maintenance easement. 

6. The city previously approved an ordinance allowing the streets within this development 
to be ditched for drainage (no curb, gutter & storm drain required), if lots are no less than 
20,000 sq. ft. The larger lot size will promote a more high-end residential development. 

7. This development will include the installation of street lights and fire hydrants. 

12.12.080 (A) That there are such circumstances or conditions affecting said property that the 
strict application of the provisions of this chapter would clearly be impractical. unreasonable or 
undesirable to the general public. In such cases. the subdivider shall first state his reasons in 
writing to the specific provision or requirement involved and submit them to the city council. The 
subdivider bears the burden of proof: 

12.12.080 which requires the minimum right-of-way (ROW) width of proposed 
streets shall be 60 feet for residential streets. The Master Plan was previously submitted 
for the entire development under MSB Title 16 and was approved in 2003 with the 
required 50 foot right-of-way widths. 

Under PMC 16.20.090 Streets-future systems: Where the plat submitted covers only a 
part of the subdivider's tract, a sketch of the prospective future street and utility system 
of the unsubmitted part shall be furnished, and the street and utility system of the 
submitted part shall be considered in the light of proposed plans for the entire area. This 
was the case when the subdivision was submitted as a master plan in 2003 The final 
phases of the Hidden Ranch Subdivision are following the original street design and lot 
layout as was originally approved. To change the subdivision design at this late stage of 
the development would greatly affect this final development. 

Due to the fact that the property was designed as a whole and that there have been 
subdivision phases previously recorded which lock the final Phase IV & V rights-of-way 
into the proposed locations and width, and that the additional 5 foot snow storage and 
maintenance easement has been added to ensure that there is adequate room for the 
right-of-way needs, the strict application of PMC 16.20.170 shall result in the loss of 
previously approved lots for this development. 

The arrangement, character, extent, width, grade and location of all streets are being 
considered in relationship to the original plan and to the original arrangement of streets 
in the subdivision. 

12.12.080(8) The granting of the variance shall not be detrimental to the public health, safety, 
welfare or to adjacent property because: 

There will be an additional 5 foot wide snow storage and maintenance easement on 
each side of the dedicated 50 foot wide rights-of-way which will create the total width of 
60 feet for the future ROW needs. In addition there will be a plat note added which will 
require the build setback to be from the snow storage and maintenance easement. 



Because the lots are larger in size and will be served by city sewer and water systems, 
the lot size will be sufficiently large enough to support a higher end home and still 
maintain the building setback needs. This will allow the lots to remain at the larger lot 
size of 20,000 sq. ft. which is required within Zone R-1 E. The previously developed 
subdivisions were developed with 20,000 sq. ft. parcels. The variance will allow the 
parcels to remain at the larger lot size while keeping the approved road alignment. 

The drainage plan being submitted is designed with infiltration systems in order to 
maintain the drainage within the development. This type of drainage system will help to 
eliminate a negative impact on the surrounding areas. This drainage system will be 
constructed within the 50 foot rights-of-way. The additional snow storage and 
maintenance easement will allow for any additional snow storage and maintenance 
needs. 

12.12.080CC) That the granting of the specific variance will not have the effect of nullifying the 
intent and purpose of this tile or the comprehensive plan. 

This was a previously approved master plan which created the current lot layout. This 
phase of the development matches the previously approve developments. 

This development is zoned R-1 E which has a minimum lot size requirement of 20,000 
square feet. Reducing the lot sizes will require a zoning change. Being able to maintain 
the current 20,000 sq. ft. lots will add to the city's growth with a higher end residential 
development. 

Attachements include: 
1. The preliminary plat to which the variance pertains and a copy of the plats which have 

been previously approved and recorded; 
a. See attached Master Plan being re-submitted for Phase IV & V. 
b. See attached Master Plan of Hidden Ranch approved in February 2003. 
c. See attached Hidden Ranch Phase I, Plat No. 2003-33 
d. See attached Hidden Ranch Phase Ill, Plat No. 2005-25 
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