
  
Planning and Zoning Commission March 24, 2011 
 Page 1 of 8 

 PLANNING & ZONING COMMISSION 
 CITY OF PALMER, ALASKA  
 REGULAR MEETING 
 THURSDAY, March 24, 2011 
 7:00 P.M. - COUNCIL CHAMBERS 
 
 
 
 
A. CALL TO ORDER: 
 

The regular meeting of the Planning and Zoning Commission was called to order by 
Chairman Madar at 7:00 p.m. 

 
B. ROLL CALL, DETERMINATION OF QUORUM: 
 

Present and constituting a quorum were Chairman Madar, Commissioners, Campbell, 
Kircher, Preslar and Weir.  Commissioners Bower and Kerslake were not in attendance.  
Also present were Sandra Garley, Community Development Director, and Ron Anderson, 
Recording Secretary.  A quorum was established. 
 

C. PLEDGE OF ALLEGIANCE:  The Pledge was led by Commissioner Campbell. 
 
D. APPROVAL OF AGENDA:  The agenda was approved as presented. 
 
E. MINUTES OF PREVIOUS MEETING: 
 

1. The minutes of the Regular Meeting of February 17, 2011 were approved, as amended. 
 
F. PERSONS TO BE HEARD:   
 

There were no persons to be during this meeting. 
 
G. PUBLIC HEARING: 
 

1. Hearing for Information Memorandum 11-004, considering a Recommendation to 
Approve a Conditional Use Permit to allow Tesoro Alaska Retail Company, to construct a 
propane service facility. 

 
Ms. Garley reported the following: 
 
Tesoro Alaska Retail Company filed a Conditional Use Permit application on January 31, 
2011, requesting permission to construct a propane service facility. 
 
On March 8, 2011, 113 public hearing notices were mailed to property owners within 
1,200’ of the site in accordance with 17.80.030. Notification of the public hearing was 
published in the Anchorage Daily News on March 16, 2011. Staff received three letters in 
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support; a copy those letters have been provided for the Commission. 
 
The lot is 1.96 acres in size and is currently designated a CG, Commercial General 
District. The Commercial General District permits propane service facilities to be constructed 
after issuance of a conditional use permit. The surrounding properties are a mix of 
commercial, industrial, public and residential. For this permit to be approved the project 
must meet five conditions of fact. 
 
Fact 1) The conditional use will preserve the value, spirit, character and integrity of the 
surrounding area: 

 
Finding: Staff found that the proposed use will preserve the value, spirit, character and 
integrity of the surrounding area because the propane service facility will be located 
upon an existing Tesoro Service Center. The construction will be accomplished in a 
single phase, and will maintain the overall appearance of the Tesoro Service Center. 

 
Fact 2) The conditional use fulfills all other requirements of Title 17.72 pertaining to the 
conditional use in question. 

 
Finding: Staff also found that the request fulfills all other requirements of Title 17.72 
because: 

 
a) The General Commercial District permits a propane service facility to be 

constructed after issuance of a conditional use permit; 
 
b) The propane service facility will be limited to 50 feet in height; 
 
c) The lot size covered by the application is 1.96 acres; there is no minimum lot size 

required in a General Commercial District.  The lot width is in excess of 300 feet 
and is adequate to permit construction of this propane service. 

 
d) It is anticipated that, at full capacity, the propane service facility will not require 

additional workers.  Thirty four parking spaces (9’x20’ in size) are currently 
provided along with two (13’x20’) ADA compliant spaces.  The parking spaces 
are located as close as practical to the structure.  It is not anticipated there will 
any additional increase in traffic at the location.  Therefore, the current 
circulation plan is still applicable. 

 
e) A landscape buffer is not required in the General Commercial District. However 

the site currently has landscaping buffers along the North, West and Southern 
boundaries. 

 
f) All signage will comply with the requirements of PMC Title 14, Signs; the signage 

information is unknown at this time.  Signage location and size will be submitted 
with the building permit application. 
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Fact 3) Granting the conditional use permit will not be harmful to the public health, safety, 
convenience and comfort of the neighborhood. 

 
Finding: Granting the conditional use permit will not be harmful to the public health, 
safety, convenience and comfort of nearby property owners because there is no 
evidence of harmful emissions, odor, vibrations or glare, having been produced by 
propane service facilities of this type.  Propane service facilities are commonly located in 
commercial districts without harmful impacts.  The applicant is aware of the zoning 
requirements (PMC Title 17.32) and intends to comply with the requirements of the 
code.   
 
There will be minimal impact on traffic generated by the propane service facility because 
there already is an existing service station for Tesoro customers. Operation of this 
propane service facility can be accomplished with present additional staffing levels. 
Access to the site is from the Glenn Highway as well as Glacier View Avenue onto the 
existing Tesoro location. 

 
Fact 4) Sufficient setbacks, lot area, buffers, or other safeguards are being provided to meet 
the conditions. 
 

Finding: Sufficient setbacks, lot area, buffers or other safeguards are being provided to 
meet the conditions as previously addressed in Item 2.  It is the intent of the property 
owners and the developers to meet or exceed all requirements of PMC Title 17, Zoning. 

 
Fact 5) If the permit is for a public use or structure, is the proposed use or structure located 
in a manner which will maximize public benefits. 

 
Finding: Staff agrees that the propane service tank is not a public facility or structure. 

 
In summary, staff recommends approval of the requested Conditional Use Permit, to 
allow Tesoro Alaska Retail Company to construct a propane service facility; and with the 
following conditions: 

 
(1) Parking requirements shall meet the requirements of PMC 17.64. 
(2) The maximum building height shall be three stories or 50 feet above grade. 
(3) Project and site use must comply with all laws, statutes, and ordinances of 

Local, State, and Federal governments. 
 

COMMISSIONER WEIR moved, seconded by COMMISSIONER KIRCHER, to approve the 
request to issue a Conditional Use Permit to Tesoro Alaska Retail Company, to permit 
the construction of a propane service facility at the current Tesoro Service Center 
located at 400 W. Glacier View Avenue, Palmer, AK. 

 
The Public Hearing was opened at 7:10 p.m. 
 
COMMISSIONER MADAR reminded any person wishing to speak, that comments would 
be limited to 3 minutes. 
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Mr. Scott Yaskus signed in and identified himself to the Commission as the Tesoro 
Alaska representative and that he would be happy to answer any questions the 
Commission might have.  
 
There were no questions from the Commission. 
 
There being no other persons coming forward to testify, the public hearing was closed 
at 7:15 p.m. 
 

Discussion on Findings of Fact:  
 

Bower Campbell Kerslake Kircher Madar Preslar Weir 
1. The proposed change is in accordance with the borough and city comprehensive plans. 

Absent Y Absent Y Y Y Y 
2. The proposed change is compatible with the surrounding zoning districts and the established land use 
pattern. 

Absent Y Absent  Y Y Y Y 
3. Public facilities such as schools, utilities and streets are adequate to support the proposed change. 

Absent Y Absent  Y Y Y Y 
4. Changed conditions affecting the subject parcel or the surrounding neighborhood support the proposed 
change. 

Absent Y Absent  Y Y Y Y 
5. The proposed change is consistent with the public welfare and does not grant a special privilege to the 
owner(s). 

Absent Y Absent Y Y Y Y 
 

COMMISSIONER KIRCHER moved, seconded by COMMISSIONER MADAR, to approve all five 
findings of fact as submitted by staff. 
 
ROLL CALL VOTE ON MOTION [recommending approval of findings]: Carried 
Unanimously. 

 
The Chair opened the discussion for comments from the commissioners. 

 
Commissioner Kircher inquired if the construction of this skid-mounted tank was 
similar in design to other propane tanks located in Palmer. 
 
Mrs. Garley stated that the Building Inspector had inspected the plans and they 
appeared to be in compliance. Additionally, one of the conditions suggested for the 
permit does require Tesoro Alaska to comply with all Local, State and Federal 
regulations concerning this type of facility. 
 
Commissioner Madar also concurred with allowing the project to proceed. He felt the 
facility would have minimal impact on the surrounding communities and the 
environment. He felt that the city would benefit from these resources and this service 
will generate income for the City of Palmer as well. 
 

ROLL CALL VOTE ON MOTION [recommending approval]: Carried Unanimously. 
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H. UNFINISHED BUSINESS:  

 
1. There was no unfinished business for discussion at this meeting. 

 
I.  NEW BUSINESS: 
 

1. Consideration of Traffic Impact from S. Eklutna Street on the Palmer Commercial Center. 
 

COMMISSIONER PRESLAR moved to enter into Committee of the Whole, and was 
seconded by COMMISSIONER CAMPBELL.  
 
The Commission entered into Committee of the Whole at 7:22 p.m. 
 

The Chair opened the discussion for comments from the commissioners. 
 
Commissioner Preslar asked for an explanation of what was the problem being 
considered.  
 
Commissioner Madar requested that staff provide a brief history of traffic problems in 
the Palmer Business Center. 
 
Mrs. Garley explained that the City of Palmer had created the Palmer Business Center to 
encourage businesses that tend to be more industrial in nature to develop in Palmer. 
Immediately to the south of this Business Center, a developer began construction of 
residential homes. At that time, both E. Crowther Road and N. Popes Road were 
Borough maintained, gravel based only and not well suited for continual traffic of heavy 
equipment. The developer approached the Matanuska-Susitna Borough (MSB) and asked 
for a temporary public easement from the end of west N. Angus Loop to S. Eklutna 
Street. This ‘L’ shaped easement was granted. However the City of Palmer was not 
contacted by the Matanuska Susitna Borough or given the opportunity to comment on 
the future impact of this easement. 
 
As the development continued, residents did not want to use either Crowther or Popes 
roads, both still being gravel. The result was that the local residents started using the 
temporary easement, as well, to gain access to S. Eklutna Street. As traffic increased, 
both within the Center and within the subdivision, the problems with moving large 
trucks, forklifts and other industrial type vehicles within the Center increased as well.   
 
Several years ago, there was a meeting between the business interests in the Center 
and the City of Palmer to discuss possible solutions for this problem. Some of the 
measures that were subsequently adopted by the City of Palmer included; 
 Stop signs at critical intersections 
 Increased Police presence to improve safety 
 Closing S. Eklutna St. by signage from 06:00 a.m. to 10:00 p.m. 

 Matanuska Susitna Borough also paved both E. Crowther Road and N. Popes 
Road. 
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These measures did not provide the necessary level of safety and security that was 
needed for this area. These measures did not adequately reduce traffic or improve 
overall safety within the Business Center.  
 
Mrs. Garley further explained that traffic flow was a planning issue, and should be 
addressed by the Planning and Zoning Commission. Routing heavy equipment through 
residential districts or routing residential traffic through industrial areas are both poor 
ideas and should be avoided if at all possible.  
 
It was established that the City has the jurisdiction and responsibility to control traffic 
along the City owned S. Eklutna Street within the business Center. 
 
Discussion next centered on how best to prohibit traffic and pedestrian traffic from the 
two subdivisions bordering the Business Center on the South. Safety for residents of 
both the subdivision and the Center was considered. The Matanuska Susitna Borough 
ambulance service is located within the Business Center. Concerns were raised, that if a 
permanent barrier were to be installed, emergency response to the residents in these 
subdivisions would be hindered. It was also mentioned that it may be impossible to 
prevent all foot traffic as well. 
 
The best solution that presented itself seemed to be a breakaway gate at the terminus 
of S. Eklutna Street. The City, the Matanuska Susitna Borough Ambulance Service and 
the Developer of the subdivisions would all be given keyed access to the gate. This 
would allow necessary access for them and prevent the unwanted residential traffic from 
using S. Eklutna Street. 
 
It was felt that it was important for the Developer to work closely with the City to 
correct this problem. The Developer should also take responsibility to inform potential 
residents in the subdivision of the limitations on traffic. 
 
There were no additional comments. 
 
COMMISSIONER PRESLAR moved to exit from the Committee of the Whole, and was 
seconded by COMMISSIONER KIRCHER.  
 
COMMISSIONER PRESLAR moved to prepare a Resolution to be forwarded to the City 
Council for consideration to install a breakaway gate at the southern terminus of S. 
Eklutna Street, and was seconded by COMMISSIONER CAMPBELL.  
 

The Chair opened the discussion for comments from the commissioners. 
 
Commissioner Weir was concerned that access by the Matanuska Susitna Borough 
Ambulance to the subdivision would be addressed and would be best served by a 
breakaway gate. 
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Commissioner Campbell questioned who had the responsibility for traffic studies and 
traffic impact along this street. He felt that perhaps the Matanuska Susitna Borough may 
have this duty. 
 
Mrs. Garley responded that the Matanuska Susitna Borough may not have the ultimate 
authority for this issue. Measures could still be implemented by the City to correct this 
problem. 
 
Commissioner Kircher indicated that he would support the idea of a breakaway gate. 
This seemed to offer the necessary protection and the security that was needed. 
 
Commission Madar agreed with the concern over public safety. He felt that a 
breakaway gate would provide security and safety for both sets of residents. 
 

ROLL CALL VOTE ON MOTION [recommending approval]: Carried Unanimously. 
 

2. Board of Economic Development Report. 
 

Mrs. Garley briefly covered the schedule for the next several meeting of the Board of 
Economic Development. It was determined that Commissioner Madar had volunteered 
to attend the April 4, 2011 meeting.  

 
J. PLAT REVIEWS: 
 

1. Consideration of an application for the removal of the interior lot lines for Block 1, Lots1 
through 3, in the Roland Snodgrass Subdivision, containing 0.54 acres, more or less. 
 
Mrs. Garley introduced the Plat Review Package that staff had prepared. This package 
had been reviewed by Department Directors and their comments were attached. Mrs. 
Garley told the Commission that their comments and concerns with this re-plat would be 
included in a final review package to be submitted to the Matanuska Susitna Borough for 
use in making their final determination. 
 
Commissioner Madar felt that this should be the right of the property owner to 
manage their own property. He indicated support for this action. 
 
Commissioner Preslar was concerned that a large developer was using this to 
possibly circumvent various requirements of the city code. The size of the final property 
was to be just over 0.5 acres. She then agreed with the proposed action and mentioned 
that it would be nice to have slightly larger lot sizes in the Palmer City Limits. 
 
Mrs. Garley explained the Matanuska Susitna Borough platting process for properties 
inside of the Palmer City Limits. The plat reviews for this meeting is a preliminary 
review. The Matanuska Susitna Borough asks that this be completed before the 
applicant has incurred expenses for surveying, etc. for the final platting action. This 
affords the City an opportunity to express any concerns early in the process to hopefully 
eliminate issues before they become problems. After this initial review, the applicant can 
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then apply to the Matanuska Susitna Borough for a final platting action. The Commission 
will have a second opportunity to review this platting action at that stage as well. 

 
K. PUBLIC COMMENTS: 
 

There were no public comments during this meeting. 
 
L. STAFF REPORT: 
 

Mrs. Garley reported that soon the Planning and Zoning Commission may have a new, 
non-voting member. The Planning and Zoning Commission had requested that the 
Palmer City Council allow a High school student from the local community to be such a 
member. The City Council has approved that request and a student has indicated 
interest in the program. Students will be subject to the same self-nomination procedure 
and approved by the Mayor. There is currently a student awaiting final approval to 
become a member.  

 
M. COMMISSIONER COMMENTS: 
 

COMMISSIONER PRESLAR thanked her fellow Commissioners for all the help and 
assistance that all of the Commissioners have afforded her. She mentioned that being a 
new member of the Commission requires time to become acquainted fully with all of the 
various issues.  
 
COMMISSIONER WEIR also wished to thank her fellow Commissioners for the help and 
assistance all of the Commissioners have afforded her as well. 
 
COMMISSIONER KIRCHER informed the members that the Alaska Tsunami Warning 
Center would be holding an open house on Saturday, March 26, 2011. Hours were to be 
from 1:00 pm until 5:00 pm. This would be a great opportunity to view firsthand how 
tsunamis are monitored, and that Japan instantly reflects our concern with these issues. 
 
There were no additional comments. 

 
N. ADJOURNMENT: 
 

There being no further business, the meeting was adjourned at 7:53 p.m. 
 
 
 
 _________________________________________ 
 Michael W. Madar, Chairman 
 
 
________________________________________ 
Ron Anderson, Recording Secretary 
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