
Posted October 7, 2022 at City Hall, AC Co., Swanson’s, and the Post Office.
_________________________                                                                                                                              
Name, Ex-Officio Staff

   CITY OF BETHEL
    PLANNING COMMISSION MEETING
    Thursday October 13, 2022, 6:30 p.m.
     LOCATION: City Hall Council Chamber/or virtual via Zoom 

            ADDRESS: 300 CHIEF EDDIE HOFFMAN HIGHWAY
COMMISSION MEMBERS:

Kathy Hanson, Chair 
Lorin Bradbury, Vice-Chair
Alex Wasierski
Shadi Rabi

Stanley Hoffman Jr.
Jessica Schroeder
Haley Hanson, Alternate
Greg Morgan, Alternate
Rose Henderson, Council Rep.

STAFF:
ADMIN ASST.: Pauline Boratko
EMAIL: planning@cityofbethel.net 
PHONE: 907-543-5301
WEBSITE: www.cityofbethel.org

Join Zoom Meeting
https://zoom.us/join 

Meeting ID: 863 4603 4837 Passcode: 221221

Dial by Location
253 215 8782 US (Tacoma)
346 248 7799 US (Houston)
669 900 9128 US (San Jose)

301 715 8592 US (DC)
312 626 6799 US (Chicago)
646 558 8656 US (New York)

83   833 548 0276 US Toll-free
        833 548 0282 US Toll-free

        877 853 5257 US Toll-free
        888 475 4499 US Toll-free

I. CALL TO ORDER:
II. ROLL CALL:
III. PEOPLE TO BE HEARD: 5-minute time limit per person
IV. APPROVAL OF AGENDA: 
V. APPROVAL OF THE MINUTES: 

A. September 8, 2022- regular meeting
VI. SPECIAL ORDER OF BUSINESS: 
VII. UNFINISHED BUSINESS:
VIII. NEW BUSINESS: 

A. PUBLIC HEARING: Purpose: To obtain a Conditional Use Permit and Variance to open a church in 
the residential zone. Location: 5905 Nacaulleq Street in the Kasayuli Subdivision. Applicant/Property 
Owner: Stephen D. Holmes.

IX. EX OFFICIO MEMBER REPORTS:
X. COMMISSION MEMBER COMMENTS:
XI. ADJOURNMENT:
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City of Bethel, Alaska
Planning Commission
September 8, 2022 Regular  Meeting Bethel, Alaska
I. CALL TO ORDER: 

A regular meeting of the Planning Commission was held virtually via Zoom and in person at the City Hall 
Council Chambers in Bethel, Alaska September 8, 2022.  The Chair of Commission, Kathy Hanson called 
the meeting to order at 6:32 PM.

II. ROLL CALL: 
Compromising a quorum of the Commission, the following members were present for roll call: Kathy 
Hanson, Lorin Bradbury, Stanley Hoffman Jr., Haley Hanson, Greg Morgan, Shadi Rabi, and Council Rep. 
Rose Henderson. 
Excused Absence: Alex Wasierski unexcused absence: Jessica Schroeder
Also Present: Pete Williams, City Manager; LaQuita Chmielowski, DOWL, Pauline Boratko, Recorder

III. PEOPLE TO BE HEARD: no one wished to be heard

IV. APPROVAL OF THE AGENDA:
MOVED: Lorin Bradbury
SECONDED: Stanley Hoffman Jr.

Motion to approve the agenda. 

VOTE ON 
MOTION Unanimous 

V.  APPROVAL OF THE MINUTES: 
MOVED: Lorin Bradbury 
SECONDED: Stanley Hoffman Jr.

Motion to approve regular meeting minutes for 
August 11, 2022

VOTE ON 
MOTION Unanimous 

VI.   SPECIAL ORDER OF BUSINESS:
VII. UNFINISHED BUSINESS:
VIII. NEW BUSINESS: 

IX. PLANNER’S REPORT: LaQuita Chmielowski and Pete Williams gave their report. 

X.  COMMISSIONER’S COMMENTS: 
K. Hanson- no comment.
L Bradbury- I would like to add code enforcer as a discussion item on the next agenda. 
S. Rabi- no comment.
H. Hanson-no comment
S. Hoffman- no comment
G. Morgan- no comment
R. Henderson-I’m Back! Sorry I make the last meeting. 

X.  ADJOURNMENT:  
MOVED: Lorin Bradbury Motion to adjourn the meeting.
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SECONDED: Rose Henderson
VOTE ON 
MOTION Unanimous

With no further business the meeting adjourned at 6:42 pm

APPROVED THIS _____ DAY OF __________, 2022

 
_________________________
Kathy Hanson, Chair

____________________________
ATTEST: Pauline Boratko, Recorder
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DOUG HOLMES CHURCH 
Staff Report and Recommendation 

1528.50270.52

Prepared for:  
City of Bethel Planning Department 
P.O. Box 1388 
Bethel, Alaska 99559 

Prepared by: 

OCT 6, 2022 
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1.0 OVERVIEW 

Request: The applicant is seeking approval to convert a single-family residence to a 
religious meeting place for the local congregation of Jehovah’s Witnesses. 

Applicant:  Kuskokwim Congregation of Jehovah’s Witnesses, Doug Holmes (agent) 

Owner: Kuqo Construction 

Location:  5905 Nacaullek Street 

Zoning: Residential 

Code Criteria: Bethel Municipal Code (BMC) 18.32 Residential District – R District, BMC 
18.48 Supplemental Regulations, BMC 18.60 Conditional Use Permit 
(CUP) Standards and Procedures, BMC 18.64 Variances 

Hearing Date: October 13, 2022 

Proposal 

Doug Holmes, agent for the Kuskokwim Congregation of Jehovah’s Witnesses (applicant), is 
requesting a Conditional Use Permit from the City of Bethel (City) to use a single-family residential 
building as a religious meeting place. The residence is currently under construction, and assuming 
the permit is approved, the applicant intends to hold twice-weekly congregation meetings. Other 
site changes are proposed to support the use, including implementation of a parking plan with ten 
(10) stalls and landscaping buffers to screen parking areas from adjacent uses. 

Process 

This staff report and recommendation, prepared by DOWL, planning consultant for the City of 
Bethel, will be presented to the Bethel Planning Commission who will hear the proposal on 
October 13, 2022, at 6:30 p.m. at the Bethel City Hall Council Chambers, 300 Chief Eddie 
Hoffman Highway and via Zoom. The Planning Commission may impose conditions on a 
Conditional Use Permit (CUP) and shall render a written decision. 

The applicant may, within 15 calendar days from the postmarked date of the decision, appeal the 
Planning Commission’s decision to the city manager.  

Noticing 

Important dates related to this application for a Conditional Use Permit are as follows: 

 9/14/22: Application submitted. 

 9/23/22: Technically incomplete determination issued. 

 9/24/22: Additional documents submitted. 

 09/26/22: Application deemed complete. 

 10/7/22: The City mailed notice to property owners within 600 feet of the site. 
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 10/7/22: The City posted copies of the agenda on at least 3 bulletin boards. 

 10/5/22: The City published notice of the hearing in the local newspaper. 

 10/13/22: The Planning Commission will hold a hearing to consider the application. 

2.0 APPROVAL CRITERIA AND FINDINGS 

2.1 BMC 18.32 Residential District – R District 

2.1.1 BMC 18.32.030 Conditional Uses 

The following uses and structures are permitted in the R district under the terms of a conditional 
use permit. 
A.  Triplex and residential apartment buildings. 
B.  Planned unit developments. 
C.  Professional offices. 
D.  Parks, playfields, and playgrounds. 
E.  Churches and synagogues, along with the customary accessory uses, including 

administrative offices, parsonages, day nurseries, kindergartens and meeting rooms. 
F.  Headquarters or administrative offices for charitable organizations and similar quasi-public 

organizations of a noncommercial nature. 
G.  Radio and television transmission towers and antennas, not including amateur radio and 

citizen band radio antennas that are accessory to a residential use. 
H.  Food and beverage sales. 
I.   Personal services. 
J.  The facilities of sewer, water and other utilities required to serve lots outside the district. 

Findings: The applicant has requested approval to operate a church from a single-family 
residence within the R district. Pursuant to BMC 18.32.030(E) a church is permitted subject to the 
terms of a conditional use permit. 

2.1.2 BMC 18.32.040 Minimum Lot Size 

The minimum lot size in the R district is nine thousand (9,000) square feet; provided, the minimum 
lot size for an apartment is ten thousand (10,000) square feet for the first (1st) four (4) units and 
an additional one thousand (1,000) square feet for each additional unit. 

Findings:  The subject property is 10,000 square feet which exceeds the minimum lot size 
established for the R district. Compliance is met. 

2.1.3 BMC 18.32.050 Minimum Setback Requirements 

Structures, other than minor structures, in the R district shall be set back from property lines to 
provide yards as follows: 
A.  Front yard: Fifteen (15) feet. 
B.  Side yard: Ten (10) feet; provided, for lots that were lawfully platted prior to 1985 with less 

than seven thousand (7,000) square feet, seven (7) feet shall be provided for side yards. 
C.  Rear yard: Ten (10) feet; provided, for lots that were lawfully platted prior to 1985 with less 

than seven thousand (7,000) square feet, seven (7) feet shall be provided for rear yards. 
D. Twenty-five (25) feet from the mean high-water mark of any drainage or lake. 
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Findings:  The preliminary site plan, included as Appendix 3, demonstrates that the building 
meets all required setbacks from property lines. Additionally, no drainage or lake has been 
identified on the subject property therefore BMC 18.32.050(D) is not applicable. 

2.1.4 BMC 18.32.060 Maximum Height of Structures 

The height of structures in the R district is not restricted except as may be limited under the airport 
height restrictions under BMC 18.48.250 through 18.48.270. 

Findings: Planning staff are not aware of an airport height map regulating the height of structures 
as provided for in BMC 18.48.270. Additionally, the applicant proposes to operate the church from 
a single-story residential building that is similar in height to surrounding residential buildings which 
are not known to interfere with airport operations. The applicant does not propose any changes 
to the building height as part of this application. 

2.1.5 BMC 18.32.080 Noise 

No loud noise, whether of public or private origin, shall be permitted within this land use district 
during the hours from 11:00 p.m. to 6:00 a.m. “Loud noise” is defined as a decibel level that 
exceeds eighty (80) dBA max at the property line of the parcel within the R district that is receiving 
the noise. Specific examples of loud noise include a person or persons speaking loudly or yelling, 
operating a garbage disposal, or honking a vehicle horn within twenty (20) feet. This provision 
applies to all noise sources, whether generated inside or outside the R district, but does not apply 
to noise associated with aircraft arriving at or departing from the airport or emergency equipment 
or signals operated by a government agency. 

Findings: The applicant outlines hours of operation for the church within the Conditional Use 
Permit Application included as Appendix 1. The church is not expected to operate between the 
hours of 11:00 p.m. and 6:00 a.m. and therefore would not generate loud noise as defined in BMC 
18.32.080. 

2.2 BMC 18.48 Supplemental Regulations 

2.2.1 BMC 18.48.160 Off-Street Parking Requirements 

A.  No parking area provided for the purpose of complying with the provisions of this code shall 
be eliminated, reduced, or converted to another use unless equivalent facilities are provided 
in conformance with this chapter and approved by the planning department on a site plan 
permit. New structures or uses on a lot must provide parking space as required by this chapter. 
Additions or expansions to any structure or a change in use on a property shall be 
accompanied by parking facilities to replace parking lost or to achieve conformance with this 
chapter. 

B. Space computations for any parking requirements that result in fractional requirements shall 
be increased to the next higher whole number. 

C.  Parking requirements for types of structures or uses not specifically listed in this section shall 
be determined by the land use administrator based on comparable uses listed in this chapter 
or on standards recommended by a professional planning or engineering organization. 

D.  Off-street parking space shall be provided as set out in this subsection: 
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3. Religious assembly 1 space per 4 seats or 8 feet 

of bench in the main 

assembly 

Findings: The Revised Floor Plan included in Appendix 3 indicates that the proposed auditorium 
will provide seating for as many as 40 people. The seating is understood to be chairs or other 
mobile seating rather than affixed benches therefore requiring ten (10) off-street parking spaces 
to comply with BMC 18.48.160(D). As reflected on the preliminary site plan included as Appendix 
3 the applicant proposes to provide ten (10) off-street parking spaces, thus complying with this 
standard.  

2.2.2 BMC 18.48.170 Parking Area Location 

A.  Required parking facilities for long-term residential uses shall be located on the same lot as 
the use the parking facilities are intended to serve. 

B.  Required parking facilities shall be located on the same lot as the use such parking facilities 
are intended to serve or, except for uses other than long-term residential use on a lot under 
the same ownership if such parking is located adjoining or in close proximity to the actual use 
or uses served, and there is a safe, convenient pedestrian connection between the lots. 

C. Except for long-term residential uses, required parking facilities of two (2) or more uses, 
structures or contiguous lots or parcels may be satisfied by the same parking facilities used 
jointly if the parking facility meets the total requirement for all uses and situations; provided, 
an overlap of up to twenty (20) percent of the highest overlapping single user’s requirement 
may be permitted if, but only for so long as, the hours of operation of the overlapping users 
do not overlap and the right of joint use is evidenced by a deed, lease, contract, or similar 
written instrument establishing the joint use which remains effective for so long as the users’ 
requirements must be met by overlapping use. 

Findings: The applicant’s required parking facilities are located on the same lot as the intended 
use. No joint use parking is proposed. 

2.2.3 BMC 18.48.180 Off-Street Parking Design Standards 

A. All off-street parking spaces shall be no less than nine (9) feet by twenty (20) feet in size, 
except that all parallel parking spaces shall be no less than nine (9) feet by twenty-two (22) 
feet in size. 

Finding:  The applicant has not provided parallel parking spaces in their required parking 
facilities. As shown on the preliminary site plan (Appendix 3), the provided off-street parking 
spaces measure nine (9) feet by 19 feet in size. 

Conditions:  The applicant shall provide a revised site plan that shows off-street parking spaces 
with dimensions of nine feet by 20 feet in size pursuant to BMC 18.48.180(A). 

The applicant shall provide a revised site plan with a correct scale. 

B.  The aisle width between parking spaces shall be no less than: 
1.  Sixteen (16) feet between rows of parking spaces angled thirty (30) degrees or less; 
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2.  Eighteen (18) feet between rows of parking spaces angled at greater than thirty (30) 
degrees but not greater than sixty (60) degrees; 

3.  Twenty-five (25) feet between rows of parking spaces angled at greater than sixty (60) 
degrees; 

4.  Twelve (12) feet for one-way aisles and twenty-four (24) feet for two-way aisles 
between parallel parking spaces. 

Finding:  The applicant has submitted a variance request to reduce the driveway width to 21 feet 
in the southern portion of the site and an eight-foot aisle on the east side of the site as reflected 
on the preliminary site plan included as Appendix 3. However, as previously conditioned, the 
applicant is required to increase parking stalls to a depth of 20 feet, therefore reducing the aisle 
to seven (7) feet. This area coupled with the adjacent right-of-way (ROW) would be used for 
maneuvering on the east side of the site. A review of the request relative to variance criteria is 
provided in subsequent sections of the staff report.  

C.  Each parking space shall have access to a circulation aisle which shall access a street or 
alley. 

Finding:  The applicant has provided a circulation aisle that uses the adjacent ROW for access 
to a street as reflected on the preliminary site plan included as Appendix 3. Additional evidence 
is offered by the applicant in the form of site photos included as Appendix 4. 

D.  Maneuvering and access aisle area shall be sufficient to permit vehicles to enter the space in 
a forward motion except that residential and employee parkers may back in from alleys. 

Finding:  The applicant has not provided sufficient on-site maneuvering and access space as 
reflected on the preliminary site plan included as Appendix 3. The variance request would reduce 
the drive aisle on the east side to seven (7) feet wide once parking stalls are increased to a depth 
of 20 feet. This reduced aisle width will require the use of the adjacent ROW for maneuvering. 
Additional evidence is offered by the applicant in the form of site photos included as Appendix 4. 

E.  Parking lots with four (4) or more stalls shall have an improved surface approved by the city 
engineer; provided, the overall finished grade of a parking lot shall not exceed a five (5) 
percent slope. 

Finding:  The applicant has provided documentation in the Variance Application (Appendix 1) 
that they plan to add fill to the site to create a graded, gravel parking area. 

Condition:  The applicant shall obtain approval by the City engineer to construct the proposed 
gravel parking lot. 

F.  The lot shall be graded so that it will drain as required by the city engineer. 

Finding:  The applicant has provided documentation in the Variance Application (Appendix 1) 
that they plan to add fill to provide a graded, gravel parking area. 

Condition:  The applicant shall seek approval by the City engineer to ensure the proposed gravel 
parking lot drains properly. 
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G.  All boundaries of the lot directly abutting public or private property shall have a landscaped 
setback of at least eight (8) feet or shall have a suitable barrier to prevent vehicle 
encroachment beyond the property line. 

Finding:  The applicant has submitted a variance request to reduce the required landscaping 
setback from eight (8) feet to five (5) feet along the sides of the property. Additionally, the variance 
request proposes elimination of the eight (8) foot front landscape setback adjacent to the edge of 
the public right-of-way so that it may be used as a drive aisle for parking stall access. A Variance 
Application and narrative are included as Appendix 1. A review of the project’s consistency with 
variance standards are provided in subsequent sections of this staff report and recommendation.   

H.  Neither the landscaped setback required in subsection G of this section nor any landscaping 
or sign shall block the visibility of drivers exiting across a public sidewalk or entering a public 
street. If located closer than eight (8) feet to the nearest sidewalk or twenty (20) feet from the 
nearest improved edge of the street, any closed fence, wall, ground-mounted sign, bush, or 
hedge line shall not exceed twenty-four (24) inches in height along any side having a driveway 
exit across a sidewalk or to a street. 

Finding:  Proposed landscaping is not expected to result in a sight distance obstruction.   

I.   Parking facilities available for night use by employees or patrons shall be lighted during the 
night hours of use. 

Finding:  The applicant is not proposing to offer night use of the parking facilities as provided in 
the Conditional Use Application responses in Appendix 1. 

J.  Covered parking spaces shall have a vertical clearance of a least seven (7) feet six (6) inches 
above the parking lot surface for all uses except residential. 

Finding:  The applicant is not proposing covered parking spaces as shown on the preliminary 
site plan in Appendix 3. 

2.2.4 BMC 18.48.190 Disabled Parking Standards 

A.  Parking lots which contain six (6) to twenty-five (25) required spaces shall provide one (1) 
space for restricted use of disabled persons. Parking lots that contain twenty-six (26) to fifty 
(50) required spaces shall contain two (2) spaces for restricted use of disabled persons. 
Parking lots which contain more than fifty (50) required spaces shall contain one (1) additional 
space for restricted use of disabled persons for each additional one hundred (100) parking 
spaces or fraction thereof that are required. 

B.  Parking spaces required by this section shall be approximately nine (9) feet wide and shall 
have an adjacent aisle that is six (6) feet wide. Two (2) adjacent parking spaces that meet the 
requirement of this section may share an aisle. 

C.  A sign shall be posted for each disabled person parking space. The sign shall be clearly 
visible, and be marked with the international symbol of disability access. 

D.  All other design considerations must comply with the Americans with Disabilities Act. 
However, a peace officer may enforce disabled parking within the city, even if the sign marking 
the spot in question does not comply with all design considerations of the Americans with 
Disabilities Act. Such enforcement shall not be construed as the city’s permission of a sign 
that does not comply with the design considerations required by the Americans with 
Disabilities Act. 
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Findings: The new church will provide a new parking facility with ten (10) spaces as illustrated 
on the preliminary site plan (Appendix 3). The plan reflects standard parking stalls with a minimum 
width of nine (9) feet and an oversized stall with a minimum width of 15 feet which is sufficient to 
meet the minimum dimensions for a parking stall and aisle as required by BMC 18.48.190(B). 
However, the plan does not identify required signage to adequately mark the stall for disabled 
persons to satisfy BMC 18.48.190(C) therefore a condition of approval is warranted.   

Condition: The applicant shall post a sign at the disabled person parking space that is marked 
with the international symbol of disability access. 

2.2.5 BMC 18.48.200 Driveway Standards 
A.  Driveways serving residential uses on lots served by piped sewer and water shall have a 

minimum width of not less than nine (9) feet when serving four (4) or fewer dwelling units and 
a driveway width of not less than sixteen (16) feet when serving five (5) or more dwelling units 
or in lieu thereof, two (2) separate driveways not less than nine (9) feet in width. 

Finding:  The project is not a residential use therefore this section is not applicable.  

B.  Driveways serving other than residential uses on lots served by piped sewer and water shall 
have a minimum width of fifteen (15) feet to accommodate one-way traffic and a minimum 
width of twenty-five (25) feet to accommodate two-way traffic. 

Finding:  The applicant has submitted a variance request seeking relief from the minimum 
driveway width required for two-way traffic as detailed in the application materials included in 
Appendix 1. Variance criteria are addressed in Section 2.4 of the staff report. 

C.  Driveways serving any use on a lot that is not served by both piped water and piped sewer 
shall have a minimum width of not less than twenty-five (25) feet unless the land use 
administrator determines that practical considerations such as lot frontage, proximity to a 
street intersection, lot size, lot topography, drainage patterns, the location of preexisting 
structures or the proposed principal structure and other considerations require a lesser width 
be provided. Before authorizing a lesser width, the land use administrator shall obtain and 
consider the recommendations of the director of public works. 

Finding:  The applicant’s lot is not served by piped water or piped sewer. The applicant has 
submitted a variance request seeking relief from the 25-foot-wide driveway as detailed in the 
application materials included in Appendix 1. Variance criteria are addressed in Section 2.4 of the 
staff report. 

D.  Parking areas for two (2) or more vehicles shall be designed to prevent or discourage cars 
from backing out into a public street, public or private pedestrian walk, or public alley, in order 
to leave the area or to maneuver out of the parking space. Parking lots shall be designed and 
improved so as to prevent ingress and egress at any point other than designated entrance or 
exit drives. 

Finding:  The applicant has submitted a variance request seeking relief from the parking lot 
design provision that discourages cars from backing out into a public street as detailed in the 
application materials included in Appendix 1. The applicant proposes the eight (8)-foot drive aisle 
as the maneuvering area. This drive aisle is further reduced to seven (7) feet by the condition to 
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increase the depth of the adjacent parking stalls to 20 feet. Variance criteria are addressed in 
Section 2.4 of the staff report. 

E.  Access driveways to parking areas containing four (4) or more spaces shall be located and 
designed as follows: 

1.  Parking area entrance and exit driveways shall be located a minimum of fifty (50) feet 
from the nearest street intersection, as measured from the centerline of the driveway 
to the nearest line of the nearest travel lane of the intersecting street. 

2.  Driveways crossing the street property line of a single lot shall be limited to one (1) 
entrance and one (1) exit driveway along the frontage of a single street. The centerline 
of the driveways on the same lot shall be separated by a minimum of thirty (30) feet. 

3.  A combined entrance and exit driveway shall be perpendicular to the street centerline 
for a distance of twenty-five (25) feet from the street property line. 

Finding:  The proposed parking area entrance and exit driveway is located a minimum of 50 feet 
from the nearest street intersection as shown on the preliminary site plan (Appendix 3). The 
applicant is proposing one two-way driveway as shown on the preliminary site plan (Appendix 3). 
The applicant has submitted a variance request seeking relief from the two-way traffic required 
driveway width of 25 feet as detailed in the application materials included in Appendix 1. Variance 
criteria are addressed in Section 2.4 of the staff report. 

F.  Driveways that cross drainageways are subject to the requirements of BMC 15.12.040(B)(3) 
and 15.12.050(A)(11). 

Finding:  The driveway will not cross a drainageway therefore this criterion is not applicable.   

2.3 BMC 18.60 Conditional Use Permit (CUP) Standards and 
Procedures 

2.3.1 BMC 18.60.040 Staff Review 

A.  The land use administrator shall review the conditional use permit application and the 
accompanying site plan permit application for completeness and request any additional 
material required. Upon determining that the application is complete, the land use 
administrator shall prepare a staff report with analysis and recommendations. The report shall 
specifically address drainage on the parcel. The land use administrator may recommend any 
conditions reasonably necessary for the proposed use to permit the conclusions required 
under subsection B of this section. The written staff report containing the analysis, proposed 
conditions and conclusions shall be provided to the planning commission with their meeting 
materials one (1) week prior to the public hearing. 

B. The land use administrator may make a recommendation for approval only when the proposed 
use and conditions clearly support the following conclusions: 

1.  The proposed conditional use will not be detrimental to the general public health, 
safety or welfare or to the environment; 

Finding: The proposed conditional use is not found to be detrimental to the general public health, 
safety, or welfare or to the environment given the limited impacts of traffic associated with the 
frequency of services, number of church members who live nearby. Additionally, the structure fits 
in to the character of the adjacent residential homes and neighborhood and provides faith and 
family services to the residents. 
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2.  The conditional use meets the standards otherwise applicable to a use in the 
applicable land use district; 

Finding: The proposed conditional use meets applicable standards in the R district including 
minimum lot size, minimum setback requirements, maximum height of structures, and noise as 
addressed within this staff report and recommendation. 

3.  There are adequate existing or proposed sewage capacity, transportation facilities, 
parking area, drainage facilities and water supply to serve the proposed conditional 
use without causing a substantial negative impact on the existing level of services 
provided by such public facilities; 

Findings: As previously discussed the site is approved for a new single-family residence which 
was designed to accommodate a 1,000-gallon water tank and a 1,250-gallon sewer tank.  The 
applicant does not propose to increase or change capacity of either the sewer or water tanks.
The proposed tank sizes meet the requirements of BMC Title 13.  The applicant should apply for 
water service and sewer collection service with the City of Bethel as necessary.   

The applicant has applied for a variance to meet transportation facilities and parking area 
requirements. 

4.  The conditional use conforms to the intent and purposes of the land use code that are 
set out in BMC 16.04.010; 

Finding: The proposed conditional use conforms to the intent and purposes of the land use code 
set out in BMC 16.04.010 in that it does not adversely affect the ability of the City to deliver public 
services or the safety of property and the health, safety, and welfare of person. Additionally, it 
facilitates adequate provisions for transportation, water, sewage, and other facilities. Finally, there 
is prevention of overcrowding of the land. 

5.  The use and structures proposed are of an appropriate character and scale for the 
neighborhood in which the project will be located, including parts of the neighborhood 
that may lie outside the land use district within which the parcel is located; 

Finding: The proposed conditional use and structures are within the R district and are of an 
appropriate character and scale for the neighborhood given the features of the structure and the 
hours of operation and schedule of services described in the application materials. 

6. The conditional use is in accordance with and furthers the goals and policies of the 
comprehensive plan; 

Finding: The proposed conditional use is generally in accordance with the comprehensive plan 
and furthers the goals and policies of the comprehensive plan in that it does or can comply with 
applicable regulations outlined in the BMC as identified within this staff report. 

7.  The proposed use will not subject surrounding properties nor vehicles and pedestrians 
using nearby streets and ways to hazardous or substantially increased traffic 
conditions; 

Page 14 of 56



Doug Holmes Church  |  Staff Report and Recommendation 

Page 10 

Finding: The proposed conditional use and joint variance application provides adequate 
information that surrounding properties, vehicles, and pedestrians will not be subjected to 
hazardous or substantially increased traffic conditions given the limited hours of operation and 
anticipated weekly service schedule. Further, as indicated in the application (Appendix 1) roughly 
one-third of the congregants live within the neighborhood where the church has requested to 
operate.   

8.  There is a demonstrated need for the conditional use limited primarily to the area 
proposed, or, if the use will generally serve a larger area, then a demonstration that 
the use is essential to the city generally, and because of a feature of the property, the 
general need can be met by the property, but cannot be met as a principal permitted 
use on other property in the city; 

Finding: The applicant has demonstrated a need for the proposed conditional use which is 
located within the same residential neighborhood as approximately one-third of the church 
congregants live within the subdivision. As detailed within the application, Kingdom Halls are often 
located within or adjacent to residential neighborhoods which can be a complimentary use as 
these facilities offer spiritual guidance and family counseling. 

9. The use, under the conditions proposed, will be compatible with existing and principal 
uses authorized and will not cause negative impacts on nearby property, including 
impacts from drainage, that exceed the impacts that would ordinarily be expected from 
principal permitted uses of the property that is the subject of the application; 

Finding: The proposed conditional use will be compatible with adjacent residential uses based 
upon the limited size of the facility and the anticipated hours of operation and is not expected to 
cause negative impacts on nearby property provided conditions of approval identified in this report 
are met.  

10. If any part of the project is located in a flood hazard area or in an area where the 
project may adversely affect drainage or floods in a flood hazard area, the conditions 
proposed adequately address the relevant matters and standards covered by BMC 
15.08.160 through 15.08.180. 

Finding: The proposed conditional use is not located in a designated flood hazard area 
determined by the City of Bethel’s provided Flood Zone Map. 

2.3.2 BMC 18.60.060 Standards for Planning Commission Decision 

A. The planning commission may approve a request for a conditional use permit only if it makes 
findings, supported by the record, as are set out in BMC 18.60.040(B)(1) through (10). 

B. Where the approval of a conditional use permit application would result in a mix of residential 
and nonresidential uses, any approval of the conditional use may impose conditions and 
design standards necessary: 

1.  To ensure the public health, safety, and welfare of residents; and 
2.  To minimize or eliminate adverse impacts on residential property. 

C. All standards contained in this chapter are minimum standards. More restrictive conditions 
may be imposed by the planning commission where necessary to ensure the public health, 
safety, and welfare of Bethel’s citizens and to maintain consistency with the comprehensive 
plan and the purposes of this title as set out in BMC 16.04.010. 
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D. A site plan permit must be obtained following the granting of a conditional use permit and prior 
to the establishment of the use or structure for which the conditional use permit was sought. 

Findings:  The Planning Commission has the authority to make the final determination of 
approval in the applicant’s request for a Conditional Use Permit.   

The applicant is required to obtain a site plan permit following approval of the conditional use 
permit by the Planning Commission.   

Condition:  The applicant shall obtain a site plan permit following issuance of an approval of the 
CUP by the Planning Commission and prior to the establishment of the use for which the CUP 
was sought.

2.3.3 BMC 18.60.070 Lapse of Approval 

A. Unless a longer time is specifically established as a condition for approval, a conditional use 
permit approval shall lapse and shall become void if not exercised within one (1) year from 
the date of approval. For a permit to be considered “exercised,” substantial improvement to 
the land must be performed within one (1) year from the date of approval. Substantial 
improvement is the completion of fifty (50) percent or more of the total authorized 
improvements as specified on the subject permit as measured by cost. If the conditional use 
permit is primarily for a use not involving substantial improvements to the land, the permit is 
“exercised” when the use commences and continues for thirty (30) days or more. 

B. A conditional use permit approval subject to lapse may be extended by the planning 
commission for an additional period of up to one (1) year; provided, that prior to the expiration 
date, a written request for extension is submitted to the planning commission and good cause 
for the extension is shown. 

Finding: The applicant is required to follow regulations related to the commencement and 
continuation of the conditional use as specified in this section.   A condition is warranted. 

Condition: The applicant shall follow regulations related to the commencement and continuation 
of the conditional use as specified in BMC 18.60.070 following approval of the CUP by the 
Planning Commission.  

2.4 BMC 18.64 Variances 

2.4.1 BMC 18.64.010 Authorization 

A.  A variance from the dimensional standards of this title may be granted by the planning 
commission after reviewing the record made at the hearing and the findings, conclusions and 
recommendations of the planning department if it is shown that all the standards set out in 
subsection B of this section have been met. Any variance granted shall be the minimum 
variance that will make possible a use of the land or structure that is a principal permitted use 
or structure in the land use district. Nonconforming uses and violations which exist in any land 
use district will not set a precedent to be considered in evaluating grounds for any variance. 

Finding: The applicant has submitted a variance request to modify dimensional standards for off-
street parking facilities, minimum landscaping buffer widths, parking stall maneuvering, and 
driveway standards to facilitate the conversion of a single-family residential home to a church. As 
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demonstrated below, compliance with 18.64.010(B) has been met or can be met pursuant to 
conditions of approval outlined in this staff report.    

B. A variance may be granted only if it is shown that all of the following standards are met: 
1.  Special physical conditions exist which are peculiar to the land involved and which are 

not applicable to other land in the same district; 

Finding:  The applicant seeks to modify a single-family residence which is currently under 
construction to a church use which requires ten (10) off-street parking stalls as well as 8-foot 
landscape buffers. As reflected on the preliminary site plan (Appendix 3), space is limited within 
the site and is further constrained by topographical change along the perimeter of the site. 
Modifications to the building size and location within the lot would be costly and therefore the 
applicant has requested a variance to standards related to driveway widths, parking stall 
maneuvering and landscaping buffer widths to ensure adequate space for the required ten (10) 
off-street parking stalls. Denial of the requested variances would render the applicant unable to 
meet the minimum parking standards required for the church use. These challenges, while not 
specifically unique for all R sites, would likely be the same for most residential lots of this size 
where an existing structure is being repurposed for church use.       

2.  Strict application of the provisions of this title would deprive the applicant of all uses of 
the land permitted to other properties in the same district under the terms of this title; 

Finding:  The applicant is a spiritual organization seeking to establish a place of worship for their 
congregation members. Should the variance request be denied, it is unlikely that the site could 
be reconfigured in such a way to support minimum parking requirements and would thus render 
this property unusable for the Kuskokwim Congregation of Jehovah’s Witnesses (applicant).   

3.  The special conditions and circumstances do not result from the actions of the 
applicant or a predecessor in interest and such conditions and circumstances do not 
merely constitute financial hardship or inconvenience; 

Finding:  The applicant is pursuing a conditional use permit to change the use of a single-family 
residential site which is currently under construction, to a church use. The placement and 
orientation of the building cannot be adjusted at this time therefore minor modifications to 
driveway widths, parking aisle dimensional standards, and landscaping buffers has been 
proposed to ensure adequate off-street parking capacity and to provide screening of the higher 
intensity use from adjacent residential development. It is not uncommon for changes of use to 
result in minor deviations to site development standards as the former and future uses tend to 
have different regulatory requirements. The applicant has prioritized the most significant 
requirements for the use, including off-street parking and buffering of adjacent uses to the extent 
possible given the existing site constraints established by the prior use.   

4.  Granting the variance would be consistent with the intent and purpose of the 
comprehensive plan and BMC Titles 15, 16, and 18 and would not be injurious to the 
character of the neighborhood or otherwise detrimental to the public health, safety and 
welfare; 

Finding:  The granting of the variance is consistent with BMC Titles 15, 16 and 18 in that it will 
provide flexibility in design standards to facilitate development of the site which is a goal of the 
Comprehensive Plan. Further, as illustrated throughout this report, churches can be a compatible 
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use within residential areas provided the size of the church and frequency of services remains as 
proposed. Other improvements including off-street parking and landscaping buffers will preserve 
the residential nature of the surrounding area.  

5.  Granting the variance will not permit a land use that is not permitted in the land use 
district in which the property lies; 

Finding: The proposed use is identified as approvable subject to a conditional use permit and is 
therefore not determined to be prohibited in the R zone.   

6.  The variance granted is the minimum variance that will make possible a reasonable 
use of the land.  

Findings:  The planning department has determined that the requested variances are the 
minimum variances needed to provide required off-street parking and landscape buffers for the 
proposed church use.   . 

3.0 RECOMMENDATION 

Based upon the applicable regulations it is the determination of the planning director that the 
proposal can meet the approval criteria listed above and hereby recommends approval of the 
Conditional Use Permit and Variance subject to the following conditions: 

1. The applicant shall provide a revised site plan that shows off-street parking spaces with 
dimensions of nine feet by 20 feet in size pursuant to BMC 18.48.180(A). 

2. The applicant shall provide a revised site plan with a correct scale. 

3. The applicant shall obtain approval by the City engineer to construct the proposed gravel 
parking lot. 

4. The applicant shall seek approval by the City engineer to ensure the proposed gravel 
parking lot drains properly. 

5. The applicant shall post a sign at the disabled person parking space that is marked with 
the international symbol of disability access. 

6. The applicant shall obtain a site plan permit following issuance of an approval of the CUP 
by the Planning Commission and prior to the establishment of the use for which the CUP 
was sought. 

7. The applicant shall follow regulations related to the commencement and continuation of 
the conditional use as specified in BMC 18.60.070 following approval of the CUP by the 
Planning Commission. 
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CITY OF BETHEL 
P.O. BOX 1388  
BETHEL, ALASKA 99559  
www.cityofbethel.org 
907-543-5306/5301 
email: planning@cityofbethel.net 

 
 

APPLICATION FOR A CONDITIONAL USE PERMIT 
BETHEL MUNICIPAL CODE 18.60.20 

 
Carefully read instructions and applicable City code. Fill out forms completely. Attach 
information as needed.  Incomplete applications will create a delay in the review process. 

     
1.  General Information 

NAME OF APPLICANT:  

Physical Address:  

Mailing Address:  

Home Phone Number:  

Work Phone Number:  

Cell Phone Number:  

Email Address:  

 
Please note:   
The City of Bethel will not communicate regarding the application with anyone other than the 
applicant or his/her designated agent.  If applicant will be represented by an agent or 
attorney, proof of consent for representation must be submitted with the application. 
 
 
 
 
 

Application Fee must be attached: $200.00 Conditional Use Permit 

Payment Type:  Credit Card    Check    Cash 
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NAME OF PROPERTY OWNER: 
(If different from Applicant) 

 

Physical Address: 
 

Mailing Address: 
 

Home Phone Number: 
 

Work Phone Number: 
 

Cell Phone Number: 
 

Email Address: 
 

 
2.  Property Information / Legal Description 

Township: Range: 

Section: Meridian: 

Subdivision: Block(s): 

Lot(s): US Survey or Plat No.: 

Street Address: 
 

 
3. Conditional Use Description 
a. Please provide a detailed description of the proposed conditional use (additional 

sheets of paper may be attached if necessary): 
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b. Please comment on any potential impacts on pedestrian and vehicular traffic 
circulation and safety on roads abutting the property. 

 
 
 
 
 
 
 
 

c. Describe existing parking facilities and whether they can accommodate a 
reasonably expected increase in demand for parking created by issuing the permit.   
Include the number of regular and handicap parking spaces currently available 
and whether the applicant intends to add additional parking spaces. 

 
 
 
 
 
 
 

d. Describe existing and any planned access to and from the property. 
 
 
 
 
 
 
 
 

e. Describe water and sewer facilities and capacities on the property. 
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f. Describe special features and/or restrictions you have designed to minimize 
potential negative impacts from the proposed Conditional Use in order to ensure 
the public health, safety, and welfare of nearby structures and residents. 

g. What are the dimensions of the structure within the proposed use? 

4. Mapping
a. Provide a Site Map of the property drawn to Scale.  Please include the following:

1. Name of property owner and date (in lower right hand corner)
2. Map Scale
3. North Arrow
4. Property lines with dimensions
5. Streets abutting the property with names
6. Draw in locations of existing and planned buildings with dimensions
7. Locations of water and sewage facilities, with capacities if applicable
8. Property driveways and vehicle parking areas showing the number of 9’x 20’ 

parking spaces
9. Indicate access points to and from the property

b. Provide a map or plat of the general area surrounding the parcel.  The map must
include street names and notations of the uses and structures that exist on the
abutting and nearby lots.

c. List all buildings and structures located within 600’ of the property (whether or not
owned by the applicant):
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5. Owner’s Statement 
1. I hereby apply for approval for a conditional use permit on the above property as 

described in this application. 
2. I understand all activity must be conducted in compliance with all applicable standards 

of the Bethel Municipal Code, 18.04 and 18.60 and with all other applicable State or 
Federal laws.   

3. The information submitted in this application is accurate and complete to the best of my 
knowledge. 

Applicant’s Signature:   

Printed Name:  

Date:   

If property is owned by someone other than the applicant, the owner must consent to the 
application: 

Owner’s Signature: 
 
 

Owner’s Printed Name:  

Owner’s Mailing Address: 
 
 

Owner’s Contact Number:  
 

FOR OFFICIAL USE ONLY 
For answers that indicate a deficiency, a detailed explanation must be attached explaining the 
deficiency and outlining the City’s request to the applicant. 
1.  Will the granting of the conditional use permit be harmful to the public 
health, safety, convenience, and welfare?  

 Yes  No 

2.  Is there any potential negative impact on to the street from which access 
to and from the establishment is obtained? 

 Yes  No 

3. Are there adequate parking facilities to accommodate a reasonably 
expected increase in demand for parking created by issuing the permit? 

 Yes  No 

4.  Will a reasonably expected increase in traffic to the property impact the 
abutting road or to the existing road system beyond? 

 Yes  No 

5.  Is the use compatible with the character of the surrounding 
neighborhood? 

 Yes  No 

6. Is the property located in a flood zone?  Yes  No 
7.  Does there appear to be adequate existing or proposed water supply and 
sewage capacity on the property? 

 Yes  No 

8.  What is the zoning designation of the property?  
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CONDITIONAL USE PERMIT (CUP) STANDARDS AND PROCEDURES 

Sections: 

18.60.010    Authorization. 

18.60.020    Application. 

18.60.030    Hearing and notification. 

18.60.040    Staff review. 

18.60.050    Planning commission review. 

18.60.060    Standards for planning commission decision. 

18.60.070    Lapse of approval. 

 
18.60.010 Authorization.  
The planning commission may grant a conditional use permit for those uses or structures 

authorized as a conditional use in the applicable land use district chapter of this title, subject 

to the standards provided in this chapter. An applicant does not have a right to a conditional 

use permit, but has a right only to have the planning commission give fair consideration to an 

application for a conditional use. The planning commission has discretion to deny a conditional 

use permit application if it is not convinced the proposed use is compatible with principal 

permitted uses, existing neighborhood development, the environment, the comprehensive plan 

or maintenance of compatible and efficient development patterns. [Ord. 01-05 § 8.] 

 
18.60.020 Application.  
A. The applicant shall complete a conditional use permit application on a form provided by the 

planning department in which the applicant shall state and describe in narrative: 

1. A legal description and street address of the parcel; 

2. The names and addresses of the owners of the parcel and of the applicant; 

3. A description of the proposed conditional use; 

4. A map or plat of the general area surrounding the parcel, with notations of the uses and 

structures that exist on abutting and nearby lots; 

5. Potential impacts on pedestrian and vehicular traffic circulation and safety; 

6. Potential output of noise, fumes, dust, wastes and other forms of potential environmental 

pollution; 

7. Special features and restrictions designed to minimize negative impacts and to ensure the 

public health, safety and welfare of the residents; 

8. A complete site plan permit application for the proposed use, including fill placement, 

quantities and contours and drainage plans; 
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9. If any part of the project is located in a flood hazard area or in an area where the project 

may adversely affect drainage or floods in a flood hazard area, the proposal shall address the 

relevant matters and standards covered by BMC 15.08.160 through 15.08.180; 

10. The names and addresses of all persons who own property within six hundred (600) feet 

of the boundaries of the parcel. 

B. A fee shall be included as established by resolution of the city council. [Ord. 01-05 § 8.] 

 
18.60.030 Hearing and notification.  
A. Upon receipt of a complete application for a conditional use permit, the land use 

administrator shall set a date for public hearing before the planning commission. The public 

hearing shall be scheduled no sooner than twenty (20) calendar days and no later than fifty 

(50) calendar days from the date of acceptance of a complete application. 

B. Notice of the public hearing on a proposed conditional use shall be provided as set out in 

BMC 18.04.070. [Ord. 01-05 § 8.] 

 
18.60.040 Staff review.  
A. The land use administrator shall review the conditional use permit application and the 

accompanying site plan permit application for completeness and request any additional 

material required. Upon determining that the application is complete, the land use 

administrator shall prepare a staff report with analysis and recommendations. The report shall 

specifically address drainage on the parcel. The land use administrator may recommend any 

conditions reasonably necessary for the proposed use to permit the conclusions required under 

subsection B of this section. The written staff report containing the analysis, proposed 

conditions and conclusions shall be provided to the planning commission with their meeting 

materials one (1) week prior to the public hearing. 

B. The land use administrator may make a recommendation for approval only when the 

proposed use and conditions clearly support the following conclusions: 

1. The proposed conditional use will not be detrimental to the general public health, safety or 

welfare or to the environment; 

2. The conditional use meets the standards otherwise applicable to a use in the applicable land 

use district; 

3. There are adequate existing or proposed sewage capacity, transportation facilities, parking 

area, drainage facilities and water supply to serve the proposed conditional use without 

causing a substantial negative impact on the existing level of services provided by such public 

facilities; 
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4. The conditional use conforms to the intent and purposes of the land use code that are set 

out in BMC 16.04.010; (attached) 

5. The use and structures proposed are of an appropriate character and scale for the 

neighborhood in which the project will be located, including parts of the neighborhood that 

may lie outside the land use district within which the parcel is located; 

6. The conditional use is in accordance with and furthers the goals and policies of the 

comprehensive plan; 

7. The proposed use will not subject surrounding properties nor vehicles and pedestrians using 

nearby streets and ways to hazardous or substantially increased traffic conditions; 

8. There is a demonstrated need for the conditional use limited primarily to the area proposed, 

or, if the use will generally serve a larger area, then a demonstration that the use is essential 

to the city generally, and because of a feature of the property, the general need can be met 

by the property, but cannot be met as a principal permitted use on other property in the city; 

9. The use, under the conditions proposed, will be compatible with existing and principal uses 

authorized and will not cause negative impacts on nearby property, including impacts from 

drainage, that exceed the impacts that would ordinarily be expected from principal permitted 

uses of the property that is the subject of the application; 

10. If any part of the project is located in a flood hazard area or in an area where the project 

may adversely affect drainage or floods in a flood hazard area, the conditions proposed 

adequately address the relevant matters and standards covered by BMC 15.08.160 through 

15.08.180. [Ord. 01-05 § 8.] 

 
18.60.050 Planning commission review.  
A. The applicant or an authorized representative shall be present at the public hearing, 

informed and available for questions relative to the proposed project. The planning 

commission may take action on the agenda item even if the applicant or an authorized 

representative is not present at the public hearing. The planning commission may deny the 

project based entirely on failure of the applicant or an informed, authorized representative to 

be available at the hearing. 

B. The planning commission shall consider the matter at a public hearing. The commission 

shall consider the application, the land use administrator’s staff report, any written comments 

from members of the public submitted prior to the public hearing, and oral comments made at 

the public hearing. 

C. During all phases of the public hearing, any speaker shall address the chairperson prior to 

making any comment. If any person wishes to question any other person in attendance, the 
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question shall be directed through the chairperson. All public hearings shall be conducted in 

the following manner: 

1. The chairperson shall explain the hearing procedure; 

2. Planning department staff shall present a staff report and recommendations regarding the 

subject project; 

3. The planning commissioners shall ask staff any questions they may have regarding the staff 

review and recommendations; 

4. The applicant shall be given the opportunity to explain the nature of the project and any 

other relevant information, including rebuttal or additional information regarding any of the 

correspondence received and matters raised by the staff or the commission; 

5. Planning commissioners may ask the applicant any questions they may have about the 

project; 

6. The neighbors or any other interested persons will be given the opportunity to speak. The 

chairperson will read all written comments submitted regarding the proposed project or copies 

shall be provided to each commission member. Information provided should be limited to 

facts. Persons who have given testimony previously during the hearing may comment on any 

new information limiting comments to new information only. The chairperson may limit 

repetitious testimony based on time constraints or other situations which may arise; 

7. Members of the planning commission may ask any questions of neighbors or other 

interested persons; 

8. The applicant shall be given the opportunity to rebut factual matters raised by the staff, 

neighbors and other interested persons; 

9. After the applicant has given rebuttal evidence and summarized, the staff shall be given an 

opportunity to comment on evidence presented and to make new or amended 

recommendations. 

D. The planning commission may make a decision to approve, conditionally approve, or deny 

the project. The commission may also decide to take the matter under advisement or continue 

the hearing or commission discussion to a future date in order to allow time to acquire more 

information as needed. The planning commission and the planning staff shall be given the 

opportunity to comment during and between any of these steps. 

E. The commission shall make a decision based upon the standards specified in BMC 

18.60.060. The commission may impose any conditions reasonably necessary for the proposed 

use to comply with the standards listed in BMC 18.60.060. If the planning commission does 

not adopt the land use administrator’s recommendations and conclusions, it must support its 

findings with a statement of findings and conclusions, which shall be included in the official 
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minutes of the hearing and in the resolution approving or disapproving the conditional use. 

[Ord. 01-05 § 8.] 

 
18.60.060 Standards for planning commission decision.  
A. The planning commission may approve a request for a conditional use permit only if it 

makes findings, supported by the record, as are set out in BMC 18.60.040(B)(1) through (10). 

B. Where the approval of a conditional use permit application would result in a mix of 

residential and nonresidential uses, any approval of the conditional use may impose conditions 

and design standards necessary: 

1. To ensure the public health, safety, and welfare of residents; and 

2. To minimize or eliminate adverse impacts on residential property. 

C. All standards contained in this chapter are minimum standards. More restrictive conditions 

may be imposed by the planning commission where necessary to ensure the public health, 

safety, and welfare of Bethel’s citizens and to maintain consistency with the comprehensive 

plan and the purposes of this title as set out in BMC 16.04.010. 

D. A site plan permit must be obtained following the granting of a conditional use permit and 

prior to the establishment of the use or structure for which the conditional use permit was 

sought. [Ord. 01-05 § 8.] 

 
18.60.070 Lapse of approval.  
A. Unless a longer time is specifically established as a condition for approval, a conditional use 

permit approval shall lapse and shall become void if not exercised within one (1) year from the 

date of approval. For a permit to be considered “exercised,” substantial improvement to the 

land must be performed within one (1) year from the date of approval. Substantial 

improvement is the completion of fifty (50) percent or more of the total authorized 

improvements as specified on the subject permit as measured by cost. If the conditional use 

permit is primarily for a use not involving substantial improvements to the land, the permit is 

“exercised” when the use commences and continues for thirty (30) days or more. 

B. A conditional use permit approval subject to lapse may be extended by the planning 

commission for an additional period of up to one (1) year; provided, that prior to the 

expiration date, a written request for extension is submitted to the planning commission and 

good cause for the extension is shown. [Ord. 01-05 § 8.] 
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CITY OF BETHEL 

 RESIDENTIAL VARIANCE 

The purpose of a variance is to ensure that the application of the zoning regulations 
does not operate to deny all reasonable uses of the property when compared to other 
nearby property to which the same regulations apply. A variance accommodates 
peculiarities of the land that may deny reasonable uses. Further, a variance is limited to 
dimensional restrictions, i.e. setback and separation requirements not use restrictions. 
There must also be a showing of exceptional hardship that is not self induced by the 
property owner. A Property owner is entitled to a variance if it can be shown that 
peculiarities of the property produce an exceptional hardship that denies all reasonable 
uses under existing zoning or districting regulations. Alaska Statute AS 29.40 and Bethel 
Municipal Code 18.64 govern the issuance of a variance. 

Betsy Jumper 
Planning Director 

City of Bethel 
Planning Department 

P.O. Box 1388 
Bethel, Alaska 
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RESIDENTIAL VARIANCE APPLICATION 
City of Bethel 

File Name: ____Doug Holmes, Agent for Kuskokwim Congregation of Jehovah’s Witnesses________ 
      (Applicant or Project Name) 

Date Application Filed: __________ Reviewed By: __________ Receipt # _________________ 
Property Owner: ______Kuqo Construction_______________________________ 
P.O. Box: _3505__ City: _____Bethel________ State: _____AK____ Zip Code: _____99559_______ 

Home Phone: (  360  ) - __468__-_4681__ Email: ______doug@dougholmesinc.com______________ 

Cell Phone: (  425   ) - _501__ - __6267__ Email: _______doug@dougholmesinc.com___________ 

Subdivision Name: _______Kasayuli Subdivision____B7 L3______________________________ 

Zoning Use Site Address ______5905 Nacaullek St. Bethel, AK  99599_____________ 

Landowner of Record: _________Kuqo Construction___________________________ 

Address: _______PO Box 2927 Bethel, AK  99599______________________ 

Phone: (  907 ) -__549___ -__2836____ Email: ______velson@kuqocontruction.com_________________ 

Consultant(s) Architect Name: ______________ Kuqo Construction ______________________ 

Address: __________________ PO Box 2927 Bethel, AK  99599__________________________ 

Phone: (  907  ) -__549____ -__2836___ Email: _______ velson@kuqocontruction.com _______________ 

Contractor/Engineer Name: ________Kuqo Construction_____________________________ 

Address: ____________ PO Box 2927 Bethel, AK  99599__________________________________ 

Phone: ( 907  ) -__549____ -_2836__ Email: _______ velson@kuqocontruction.com _______________ 

Parcel/Building Information 

Legal Description: Lot _____3_________ Block: ___7_____ US Survey: _____________________ 

Property Size: _______10,000 Sq.Ft__________    Land Use Designation: _______residential__________ 

Bldg. Sq. Footage: _______1934 Sq.Ft.___________Dimensions of Building: ___52’x31’ & 14’x23’______ 

Describe Specifically the Nature of the Request:  

We are requesting a variance to Bethel Code 18.48.180.B.G and Bethel Code 
18.48.200.B.C.D.E.

We are requesting a variance to Bethel Code 18.48.200.B.C.D.E.  for the drive aisle 
into the property 21’ wide instead of the required 24’ wide.  Also, a drive aisle of 8’ in 
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front of parallel parking at the front of the property.  We believe there is adequate room 
for vehicles parked on the left side of the building to turn around (also utilizing the 
horizontal parking space at the left front of the building) so as to drive out into the 
street and not have to back out into the street.   The 8’ drive aisle in front of the parallel 
parking spaces we believe is adequate to back into and then pull out into the street.  
Our plan is to level the entire parking area to approximately the street level with fill and 
gravel finish. The cost to fill the needed area is estimated at $20,000.   

We are requesting a variance to Bethel Code 18.48.180.B.G. We are planning to add 
fill up-to the 5’ landscape line on the left and then slope the left side to the property 
line. This 5’ slope portion will have some sort of landscape covering that will be similar 
or better than other properties in Kasalyuli Subdivision. Parking will not extend onto the 
landscape.  

The adjacent properties are single family residences and will not be negatively impacted 
by this project. 

The back of the lot drops off directly from the back of the building.  Fill in that area is 
cost prohibitive, would impact the neighbors and impacts the available space for parking 
and landscaping. 

There is no anticipated impact on pedestrian traffic. 

Per the owner/contractor, Kuqo Construction, there are no ditches and/or culverts. 

We appreciate the consideration of these two requests for variances. 

In addition to the above description, please attach a scale Site Plan. On the Site Plan 
show where the lot is located in relation to the nearest access road. Also show any 
existing and/or proposed drainage ditches and/or culverts and the requested variance in 
relation to the required setbacks. 
************************************************************************
******************** 
For Planning Department Use: On __________________________, the Planning Commission 
_______________________. 
                     (Approved/Denied) 

This Variance authorizes the following: _________________________________ 
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
________ 

______________________________                 __________________________ 
Chairperson, Planning Commission    Date 
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I understand and will comply with the terms and conditions of this variance. 

______________________________                 __________________________ 
Applicant’s Signature    Date 

18.64.010 

B. A variance may be granted only if it is shown that all of the following 
standards are met: 

1. Special physical conditions exist which are peculiar to the land involved and which 
are not applicable to other land in the same district;   

Even though the lot is 10,000 SF, the usable portion of the lot is diminished due to 
severe sloping at the rear of the building.

2. Strict application of the provisions of this title would deprive the applicant of 
all uses of the land permitted to other properties in the same district under the terms of 
this title;   

A permitted Condition Use is a church/place of worship. A church/place of worship 
requires minimum on-site parking spaces (in this case 10 spaces). Even though the 
lot is 10,000 SF, the usable portion of the lot is diminished due to severe sloping at 
the rear of the building.

3. The special conditions and circumstances do not result from the actions of the 
applicant or a predecessor in interest and such conditions and circumstances do not 
merely constitute financial hardship or inconvenience; 

A permitted Condition Use is a church/place of worship. A church/place of worship 
requires minimum on-site parking spaces (in this case 10 spaces). Even though the 
lot is 10,000 SF, the usable portion of the lot is diminished due to severe sloping at 
the rear of the building.

4. Granting the variance would be consistent with the intent and purpose of 
the comprehensive plan and BMC Titles 15, 16, and 18 and would not be injurious to the 
character of the neighborhood or otherwise detrimental to the public health, safety and 
welfare; 
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A typical finished Kingdom Hall 

           Current exterior view of the building in Kasayuli we are seeking to have   
                                  approved for use as a Kingdom Hall 

Some benefits of a Kingdom Hall in the community…. 
The property will always be conscientiously maintained, “a credit to the 

neighborhood” 

Our meetings are on Sundays at 1:00pm and Thursday evenings at 7:00pm and 
last about two hours.  

All meetings and events are respectful of neighbor’s privacy, are quiet and 
modest. Throughout the US and the world, 120,000 plus congregations, numerous 
residential neighborhoods include a Kingdom Hall of Jehovah's Witnesses. Residential 
neighborhoods are benefited by the presence of a Kingdom Hall and its congregants.  
At present about 1/3 of the members live in Kasayuli neighborhood. We know how to 
be respectful of our neighbors.  Much emphasis is put on adherence to Bible principles 
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that apply to clean personal conduct, and deal with such subjects as the non-medical 
use of addictive drugs, alcoholism, honesty, morality etc.  
         Again, while Kingdom Halls are primarily used for religious instruction, Kingdom 
Halls also provide a center of spiritual guidance and counseling for families, teenagers 
and couples. Literacy has also always been a focal point of Jehovah's Witnesses. There 
is no cost or ever any solicitation of monies at our meetings. Through free bible 
lessons, thousands have learned to read and write in hundreds of languages around 
the world. In fact, JW.org, the official free website of Jehovah's Witnesses, has been 
translated into over 1,060 languages worldwide.  
         All members of the congregation are volunteers. All literature is distributed 
without cost.  

5. Granting the variance will not permit a land use that is not permitted in the 
land use district in which the property lies; 

A permitted Condition Use is a church/place of worship.  The application for a CUP 
and this variance is for a church/place of worship

6. The variance granted is the minimum variance that will make possible a 
reasonable use of the land. [Ord. 01-05 § 8.]   

The variance granted would allow for the required minimum parking spaces (10) to 
allow for a church/place of worship 
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City of Bethel  
Planning Commission 
Public Hearing Notice 

 
 

Purpose: To obtain a Conditional Use Permit and Variance to open a church in the 

residential zone.  

Location: 5905 Nacaulleq Street in the Kasayuli Subdivision. 

Applicant/Property Owner: Stephen D. Holmes 

City of Bethel Contact: phone 907-543-5306/5301 or email: 

planning@cityofbethel.com  

Time & Place: October 13, 2022 at 6:30 pm. Public meetings are being held in person 

at the City Hall Council Chambers located at 300 Chief Eddie Hoffman Highway and 

virtually via Zoom. To join the meeting on Zoom, follow these instructions: 

1.Go to the website: https://zoom.us/join User ID: 863 4603 4837 Passcode: 221221  

OR 

2. teleconference: choose one the following numbers if one does not work use the next 

number +1 669 900 9128 US (San Jose) +1 253 215 8782 US (Tacoma) +1 346 248 

7799 US (Houston) +1 646 558 8656 US (New York) +1 301 715 8592 US (Washington 

D.C) +1 312 626 6799 US (Chicago) 877 853 5257 US Toll‐free 888 475 4499 US Toll‐

free 833 548 0276 US Toll‐free 833 548 0282 US Toll‐free User ID: 818 5731 5166 

Participant ID: 863 4603 4837 press # Passcode: 221221 (note: press *6 to 

mute/unmute phone). 

LaQuita Chmielowski (DOWL) Acting Planning Director  
 
I hereby certify that this Notice of Hearing – Purpose: Request a conditional use and variance for a 
church in the residential zone has been posted at the City Hall, Post Office, AC and Swanson's Bulletin 
Boards on or before October 7, 2022. It is further certified that this Notice has been published in the 
Delta Discovery on the October 5 & 12, 2022 publications.  
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City of Bethel  
Planning Commission 
Public Hearing Notice 

To whom this may concern: You are receiving this notice pursuant to the Bethel 
Municipal Code 18.04.070 (D) “Notice shall be mailed to the owners of each parcel 
of property any part of which is within six hundred (600) feet of the exterior 
boundary of the parcel that is the subject of the application.”

Purpose: To obtain a Conditional Use Permit and Variance to open a church in the 

residential zone.  

Location: 5905 Nacaulleq Street in the Kasayuli Subdivision. 

Applicant/Property Owner: Stephen D. Holmes 

City of Bethel Contact: phone 907-543-5306/5301 or email: 

planning@cityofbethel.com

Time & Place: October 13, 2022 at 6:30 pm. Public meetings are being held in person 

at the City Hall Council Chambers located at 300 Chief Eddie Hoffman Highway and 

virtually via Zoom. To join the meeting on Zoom, follow these instructions: 

1.Go to the website: https://zoom.us/join User ID: 863 4603 4837 Passcode: 221221  

OR 

2. teleconference: choose one the following numbers if one does not work use the next 

number +1 669 900 9128 US (San Jose) +1 253 215 8782 US (Tacoma) +1 346 248 

7799 US (Houston) +1 646 558 8656 US (New York) +1 301 715 8592 US (Washington 

D.C) +1 312 626 6799 US (Chicago) 877 853 5257 US Toll‐free 888 475 4499 US Toll‐

free 833 548 0276 US Toll‐free 833 548 0282 US Toll‐free User ID: 818 5731 5166 

Participant ID: 863 4603 4837 press # Passcode: 221221 (note: press *6 to 

mute/unmute phone). 
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City of Bethel 
Planning Commission
Public Hearing Notice

To whom this may concern: You are receiving this notice pursuant to the Bethel 
Municipal Code 18.04.070 (D) “Notice shall be mailed to the owners of each parcel 
of property any part of which is within six hundred (600) feet of the exterior 
boundary of the parcel that is the subject of the application.”

Purpose: To obtain a Conditional Use Permit and Variance to open a church in the 
residential zone. 
Location: 5905 Nacaulleq Street in the Kasayuli Subdivision.
Applicant/Property Owner: Stephen D. Holmes
City of Bethel Contact: phone 907-543-5306/5301 or email: 
planning@cityofbethel.com 
Time & Place: October 13, 2022 at 6:30 pm. Public meetings are being held in person 
at the City Hall Council Chambers located at 300 Chief Eddie Hoffman Highway and 
virtually via Zoom. To join the meeting on Zoom, follow these instructions:
1.Go to the website: https://zoom.us/join User ID: 863 4603 4837 Passcode: 221221 
OR
2. teleconference: choose one the following numbers if one does not work use the next 
number +1 669 900 9128 US (San Jose) +1 253 215 8782 US (Tacoma) +1 346 248 
7799 US (Houston) +1 646 558 8656 US (New York) +1 301 715 8592 US (Washington 
D.C) +1 312 626 6799 US (Chicago) 877 853 5257 US Toll‐free 888 475 4499 US 
Toll‐free 833 548 0276 US Toll‐free 833 548 0282 US Toll‐free User ID: 818 5731 5166 
Participant ID: 863 4603 4837 press # Passcode: 221221 (note: press *6 to 
mute/unmute phone).
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	I. CALL TO ORDER
	II. ROLL CALL 
	III. PEOPLE TO BE HEARD – Five minutes per person
	A. Please submit written public comments to planning@

	IV. APPROVAL OF AGENDA
	V. APPROVAL OF MEETING MINUTES
	A. September 8, 2022- regular meeting
	09.08.2022 planning commission mtg minutes


	VI. UNFINISHED BUSINESS
	VII. NEW BUSINESS
	A. PUBLIC HEARING: Purpose: To obtain a Conditional U
	CUP_Doug Holmes Church_Findings & Recommendation_10-07-22_SENT
	letter for 600ft radius- D.Holmes Church
	Bethel Land Use with arrow
	future land use map with arrow
	600ft radius map


	VIII. EX OFFICIO REPORT
	IX. MEMBER COMMENTS
	X. ADJOURNMENT

	NAME OF APPLICANT: Doug Holmes, agent for Kuskokwim Congregation of Jehovah's Witnesses
	Physical Address: 5436 Paul John Street
	Mailing Address: PO Box 3505, Bethel AK 99559
	Home Phone Number: 360-468-4681
	Work Phone Number: 
	Cell Phone Number: 425-501-6267
	Email Address: doug@dougholmesinc.com
	Check Box1: Yes
	Check Box2: Off
	Check Box3: Off
	NAME OF PROPERTY OWNER If different from Applicant: Kuqo Construction
	Physical Address_2: 5410 Noel Polty Blvd, Bethel, AK 99559
	Mailing Address_2: PO Box 2927, Bethel AK 99559
	Home Phone Number_2: 
	Work Phone Number_2: 907-543-2836
	Cell Phone Number_2: Velson Kuqo: 907-545-4646
	Email Address_2: velson@kuqoconstruction.com
	Township: 8 N
	Range: 72 W
	Section: 23
	Meridian: Seward
	Subdivision: Kasayuli
	Blocks: 7
	Lots: 3
	US Survey or Plat No: 92-23 Bethel
	Street Address: 5905 Nacaullek St, Bethel AK
	a Please provide a detailed description of the proposed conditional use additional sheets of paper may be attached if necessary: 
1,934 sf residence is under construction on a 10,000 sf lot. 

We are seeking approval to use this building as a religious meeting place (known as a Kingdom Hall) for the local congregation of Jehovah's Witnesses.

Requesting 40 Person occupancy 
Discuss mass schedule, routine meetings/events, other events: 

Meetings held on Thursday 7:00 PM - 8:45 PM; Sunday 1:00 PM - 2:45 PM. On occasion the facility may be used for weddings and funeral services. Once a year an additional meeting will be held after Sunset sometime during the month of March, April or May. On these occasions we will rent a separate facility such as a local hotel function room.
     
Some information about us:                

At present about 1/3 of the congregants live in the Kasayuli development. All meetings are respectful of neighbor's privacy, quiet and modest. 
Throughout the US and the world, numerous residential neighborhoods are benefited by the presence of a Kingdom Hall and its congregants. Much emphasis is put on adherence to Bible principles that apply to clean living and personal conduct. Kingdom Halls also provide a center of spiritual guidance and counseling for families, children, teenagers, single people and couples. 

Literacy has been a focal point of Jehovah's Witnesses. Through free bible lessons, thousands have learned to read and write in hundreds of languages around the world. In fact, JW.org, the official website of Jehovah's Witnesses, has been translated into over 1,060 languages worldwide. 

	b Please comment on any potential impacts on pedestrian and vehicular traffic circulation and safety on roads abutting the property: 
No anticipated impact on pedestrian traffic.  

Congregation meetings are typically held twice each week--one midweek evening and one weekend morning.  Smaller meetings may be held at other times. 
	c Describe existing parking facilities and whether they can accommodate a reasonably expected increase in demand for parking created by issuing the permit Include the number of regular and handicap parking spaces currently available and whether the applicant intends to add additional parking spaces: 
Since this building is being constructed as a house, there were plans for only 2-3 parking spaces.  In order to suit the needs of the new "assembly" occupancy type, a graded, gravel parking area would be developed during construction. This would provide space for 10 vehicles, including one accessible space, to park on site.
	d Describe existing and any planned access to and from the property: 
The property is accessed directly from Nacaullek Street. 
	e Describe water and sewer facilities and capacities on the property: 
There is space on the property for a 1,250 gallon tank for sewer and 1,000 gallon tank for water.  Both would be hauled services through the City of Bethel.  
	f Describe special features andor restrictions you have designed to minimize potential negative impacts from the proposed Conditional Use in order to ensure the public health safety and welfare of nearby structures and residents: 
The adjacent properties are single family residences and will not be negatively impacted by this project.  
Modifications would be made to the building during construction to meet all applicable building codes for it's intended use as a meeting place, such as adding emergency exit lights and providing handicap accessibility.  Kingdom Halls of Jehovah's Witnesses around the world have a reputation for being safe, well maintained properties within the community.  
	g What are the dimensions of the structure within the proposed use: 

The structure will total 1,934 sf.  (52' x 32' with a 24' x 14' front foyer / mechanical room)
	c List all buildings and structures located within 600 of the property whether or not owned by the applicant: 
Single family homes within 600' of property at 5905 Nacaullek Street:

Block 6 Lots 6, 9-11: 5900, 5906, 5908, 5910 Nacaullek Street
Block 7 Lots 1-2, 4-7, 9: 5901, 5903, 5907, 5909, 5911, 5913 Nacaullek Street
Block 7 Lots  13-21: 5800, 5802, 5804, 5808, 5812, 5816 Tuutangayak Street
Block 8 Lots 1, 3-7: 5801, 5805, 5807, 5811, 5815 Tuutangayak St
Block 13 Lots 8, 10-11: 5307, 5311, 5313 Noel Polty Boulevard
	Printed Name: 
	Date: 
	Owners Printed Name: 
	Owners Mailing Address: 
	Owners Contact Number: 


