
Valley Residential Services --- Palmer, Alaska

Presentation #1 / July 28, 2003

Development of Franz property under existing R-1 regulations:

The City of Palmer’s R-1 regulations permit development of single family houses on lots with a minimum acreage 
of 7200 square feet, 60’ street frontage, 25-foot front yard setbacks, and two off-street parking spaces per dwelling 

unit.  In addition to these required constraints, we have proposed---in accordance with good traditional 
neighborhood design---that all houses (with one exception) front either the street or a proposed new neighborhood 

square, and that all streets include sidewalks and planter strips in the public street right-of-way.  Operating on 
these assumptions, it is possible to get 11 building lots that front either a street or square, plus one additional lot 
internal to the block, for a total of 12 building lots on the entire site.  Of these twelve building lots, eleven are rear-

loaded or side loaded from a new 16-foot wide paved service lane to be provided by Valley Residential Services; 
the twelfth lot (on the southeast corner of the property) is side-loaded from E. Caribou Avenue.  In addition to the 

12 building lots, we are proposing a small public square on the northwest corner of the lot, to be donated to (and 
preferably maintained by) the City of Palmer as an amenity for the entire neighborhood.  We envision the twelve 
properties being occupied by four houses of approximately 2000 square feet, four houses of approximately 1500 

square feet, and four houses of approximately 1000 square feet* (excluding garages in each case).  

*  This recommendation is made in part in support of the mission of VRS; but also is consistent with the recommendations of the 

1997 Andrews University study for Palmer initiated by the PARCS group, which stated in part that the PARCS Group

 recognize[s] and affirm[s] Palmer’s longstanding tradition of attempting to make quality affordable market housing 

available to its citizens.  Toward that end, the PARCS Plan proposes a re-adaptation of the historic 1.5-story, plus-or-

 minus 1000 square foot, Palmer colony house type as a model for new affordable housing construction potentially 

eligible for Farmers Home Administration or other similar low-income loan subsidies.  Such housing…lots would be 

required to occupy at least twenty (20) but not more than forty (40) percent of the lots on all residential blocks except for 

[Plan-designated exceptions].  Also, the construction of outbuildings is encouraged on most residential lots to further 

diversify Palmer’s available housing stock.

Zone R-1 Proposal / Program Summary
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Zone R-1 Proposal / site parcelization
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Zone R-1 Proposal / left: fronting Colony Way as continuous street (preferred); right: fronting Colony as discontinuous street 
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Traditional Neighborhood Housing – plus-or-minus 2000 sf   (proprietary design / property of Milton Grenfell, Architect)
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Traditional Neighborhood Housing – plus-or-minus 2000 sf
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Traditional Neighborhood Housing – plus-or-minus 2000 sf   (proprietary design / property of Milton Grenfell, Architect)
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Traditional Neighborhood Housing – plus-or-minus 1500 sf   (proprietary design / property of Milton Grenfell, Architect)
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Traditional Neighborhood Housing – plus-or-minus 1500 sf
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Traditional Neighborhood Housing – plus-or-minus 1000 sf Palmer Colony House
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Traditional Neighborhood Housing – plus-or-minus 1000 sf Palmer Colony House
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Traditional Neighborhood Housing – plus-or-minus 1000 sf Palmer Colony House
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Traditional Neighborhood Housing – plus-or-minus 1000 sf Palmer Colony House
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Traditional Neighborhood Housing – plus-or-minus 1000 sf Palmer Colony House
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Traditional Neighborhood Housing – plus-or-minus 1000 sf Palmer Colony House
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Traditional Neighborhood Housing – plus-or-minus 1000 sf Palmer Colony Houses
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Traditional Neighborhood Housing – plus-or-minus 1000 sf dwelling unit over garage
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Traditional Neighborhood Street with sidewalk, planter strip, on-street parking (paving optional) 
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Traditional Neighborhood Street with sidewalk, planter strip, on-street parking (paving optional) 
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Traditional Neighborhood Street with sidewalk, planter strip, on-street parking (paving optional) 
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Perspective view of Franz property R-1 proposal: corner of N. Colony and Caribou, looking northwest



Valley Residential Services --- Palmer, Alaska

Presentation #1 / July 28, 2003 

Planned Unit Development (PUD) Proposal – Program Summary

Development of Franz property as a Planned Unit Development (PUD)

The City of Palmer Zoning Ordinance has a Planned Unit Development (PUD) option that we explored as an 
alternative option for development of the Franz property.  PUDs allow increased development densities and some 

flexibility with respect to minimum lot requirements in exchange for the provision of certain public amenities.  Our 
PUD proposal called (in retrospect, optimistically) for: 

•22 on-site dwelling units, with 44 off-street parking spaces  
•a small retail space 

•a public park 
•a small plaza  

In this proposal, the northwest corner of the lot is given over to a small residential public square fronted by E. 
Dolphin Ave. to the north and by four small single family houses to the east and south.  The two houses south of 

the proposed square are handicapped-accessible, and share an internal block with four small dwelling units of 
approximately 1000 square feet above garages on small lots.  The two lots immediately east of the square and the 
six lots in the middle of the block fronting east are envisioned as sites for 3-4 bedroom single family houses.  The 

building on the lot on the northeast corner of the site is envisioned as a duplex; and the building on the lot on the 
southeast corner of the site is envisioned as a mixed use building with retail space at grade and one handicapped-

accessible dwelling unit (apartment) at grade and five dwelling units (apartments) on the second floor above.  This 
corner building is also located opposite a small hard-surfaced plaza directly to the east, which could be used for 
everything from parking to a periodic outdoor market or gathering space.  Although there was interest expressed 

in the PUD option for reasons having to do with both the mission of Valley Residential Services and with good 
traditional neighborhood design, it was acknowledged that the PUD option was at this time both too time-

consuming and too risky to pursue given VRS’s desired construction schedule for the Franz property.  
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Planned Unit Development (PUD) Study
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Zone R-1 Proposal in context: Colony Way--west side of new linear park--as continuous street (preferred)
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Zone R-1 Proposal street section looking north: Colony Way as continuous street (preferred)
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Zone R-1 Proposal in context: Colony Way as dis-continuous street (not recommended)
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Zone R-1 Proposal street section looking north: Colony Way as dis-continuous street
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