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PLANNING & ZONING COMMISSION 
CITY OF PALMER, ALASKA  

REGULAR MEETING 
THURSDAY, JUNE 21, 2012 

7:00 P.M. - COUNCIL CHAMBERS 
  
 
A. CALLTO 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, and Kerslake.  Commissioners Prosser and Weir were excused.  Also present 
were Sandra Garley, Community Development Director, and Kimberly McClure, 
Recording Secretary. 

: 

 
C. PLEDGE OF ALLEGIANCE
 

:  The Pledge was led by Commissioner Kerslake. 

D. APPROVAL OF AGENDA
 

:  The agenda was approved as presented. 

E. MINUTES OF PREVIOUS MEETING(S)
1. The minutes of the Regular Meeting of May 17, 2012 were approved as submitted. 

: 

 
F. PERSONS TO BE HEARD

1. There was no ‘Persons to be Heard’ scheduled for this meeting. 
: 

 
G. PUBLIC HEARING

1. Resolution 12-004: A Resolution Recommending City Council Approve a Zoning Map 
Amendment for Lot 11-1, Block 1 Bailey Heights Subdivision Located in Section 28, 
Township 18 North, Range 2 East from T-Transitional to R-1 Single Family Residential. 

: 

 
Commissioner Madar asked for a motion.   
 
Commissioner Kerslake made a motion, seconded by Commissioner Campbell to 
adopt Resolution 12-004. 
 
Commissioner Madar asked for a staff report. 
 
Mrs. Garley presented the staff report.  The request was made to rezone this property from 
T-Transitional to R-1 Single family residential.  The property was recently annexed into the 
City and was zoned T-Transitional as required by the current zoning code since this property 
was not a specific commercial or industrial use.  The property is owned by the Palmer 
Pentecostal Church.  The building has been in the city limits since 2003 and is zoned R-1, 
which is contiguous with existing R-1 development.  On June 8, 2012, 191 public notices 
were mailed to the people within the 1200’ area in accordance with the code, and the public 
notice was published in the Frontiersman on June 15, 2012.  In response, a total of 5 
comments were received, all in favor or not opposed to the rezone request.  The property to 
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the North is outside city limits but is developed as residential; to the South is single family 
residential; to the East is outside city limits but is developed as residential; and to the West 
is the highway and vacant land.   
 
Mrs. Garley spoke of the findings that the Commission must make in considering a request 
for a rezone as stated below:      
                                                                    
Fact 1) The proposed changes are in accordance with the borough and city comprehensive 
plans; 

Staff finds the following facts:  The proposed use is in accordance with the 2006 Palmer 
Comprehensive Plan because it furthers the Goal 2 of Chapter 6, Land Use, which states 
“Maintain high quality residential neighborhoods; and Goal 3 which supports the 
“continuation of institutional uses in the City”; and 
 
Churches are institutional uses that add to the vitality of faith in a community and are 
recognized as integral parts of neighborhoods in that churches may be allowed in R-1 
Single Family Residential zones by conditional use permit. 

 
Fact 2) The proposed change is compatible with surrounding zoning districts and the established 
land use pattern; 

Staff finds the following facts:  The proposed change is compatible with surrounding 
zoning districts and the established land use pattern because the contiguous land in the 
city is zoned R-1 Single-Family Residential; and property to the North, East and South is 
developed as residential. 

 
Fact 3) Public facilities such as schools, utilities and streets are adequate to support the 
proposed change; 

Staff finds the following facts:  The existing public facilities such as schools, utilities and 
streets are adequate to support the proposed change as the owners plan to expand the 
existing Palmer Pentecostal Church building onto Lot 11-1 under a conditional use 
permit and will not add students to the public school system, nor exceed the capacity of 
the City utilities.  Primary access to the Church is from the Glenn Highway which has the 
capacity to handle any additional traffic. 

 
Fact 4) Changed conditions affecting the subject parcel or the surrounding neighborhood 
support the proposed change; 

Staff finds the following facts:  The changed conditions affecting the subject parcel and 
surrounding neighborhood are the recent annexation of Lot 11-1, Block 1, Bailey Heights 
Subdivision into the City. 
 

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

Staff finds the following facts:  There is no special privilege being granted by the zoning 
change as it is compatible with the contiguous R-1 zoning of the surrounding properties.  
The proposed change does not give this property any privilege not ordinarily available to 
other R-1 property. 

 
Staff recommends that the Commission approve the resolution and forward a 
recommendation to City Council for their approval for the zone change from T to R-1. 
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Commissioner Madar asked if there was any presentation by the applicant or any members; 
there was none.  
 
Commissioner Kerslake agreed with the recommendations of staff and moved that the 
findings of fact be entered into the public record as part of the main motion, seconded by 
Commissioner Campbell.      

      
The roll-call vote was as follows: 

 
Madar Campbell Kerslake Kircher Prosser Weir Vacant 

1. The proposed change is in accordance with the borough and city comprehensive plans. 
Y Y Y Y -- -- -- 

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

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

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

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). 

Y Y Y Y -- -- -- 
 
 VOTE ON MOTION: the amendment passed unanimously. 

 
ROLL CALL VOTE ON MOTION: 

 
Campbell Kerslake Kircher Madar Prosser Weir Vacant 

Y Y Y Y -- -- -- 
 
 VOTE ON MOTION: the main motion passed unanimously. 
 
 2.  Resolution 12-005: A Resolution Approving a Conditional Use Permit for a Church located 

in the R-1 Single Family Residential Zoning District at 235 W. Albrecht Avenue on Lots 13, 
14, 15 and 11-1, Block 1 Bailey Heights Subdivision Located in Section 28, Township 18 
North, Range 2 East.   

 
Commissioner Kerslake made the motion, seconded by Commissioner Campbell to 
approve the conditional use permit. 
 
Commissioner Madar asked for a staff report. 
 
Mrs. Garley stated this was the same property that pertained to the rezone request.  The 
same properties were noticed.  In response, a total of 3 comments were received, all in 
favor or not opposed to the conditional use permit.  Lots 13, 14 and 15 are 0.23 acres each 
in size and currently zoned R-1; Lot 11-1 is 0.34 acres.  The application for rezone is being 
heard on this agenda.  The church was annexed into the city in 2003 as R-1 as required by 
the City Code at that time.  Even though churches are allowed in the R-1 district as a 
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conditional use, the church has existed since 1984, so it was “grandfathered in” at the time 
of annexation.  By applying for the conditional use permit, if approved, the church is curing 
the legal nonconforming status of the existing building and allowing for the expansion of the 
new church building.   
 
Mrs. Garley spoke of the findings that the Commission must make in considering a request 
for a conditional use permit as stated below:    
 

 Fact 1) The conditional use will preserve the value, spirit, character and integrity of the 
surrounding area: 

 
 Staff finds the following facts: The conditional use will preserve the value, spirit, character 

and integrity of the surrounding area as the Palmer Pentecostal Church building has 
existed on Lots 13, 14 and 15 since 1984 prior to these lots being annexed into the City 
without negatively impacting the value, spirit, character or integrity of the 
neighborhood. 

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

 
Staff finds the following facts: The request will be able to meet all other requirements of 
Title 17.72 because: 
 

a) The proposed expansion to the church building fulfills all other requirements of 
Title 17.72 pertaining to the conditional use in question as the required parking 
minimums can be met on property owned by the church, and the Church owns 
sufficient property to provide the thirty foot buffer to any adjoining lot or street. 
 

b) In an R-1 District, a building is limited to 25’ in height. The current church 
building is a two story building. The property expansion will comply with R-1 
height limits. 

 
c) The minimum lot size in R-1 is 5,000 square feet.  Lots 13, 14 and 15 are 10,019 

square feet per lot and Lot 11-1 is 14,810 square feet.  The minimum lot width 
permitted is 50’.  Lots 13 and 14 are 50’ in width, Lot 15 is 60’ in width and Lot 
11-1 is 75’ in width. 

 
d) There is a small house, the Borough’s Assessors record shows it is 428 square 

feet, built in 1950 and currently owned by the church on Lot 10 on the West side 
of the church property that will not adversely affect the required parking area. 

 
Fact 3) Granting the conditional use permit will not be harmful to the public health, safety, 
convenience and comfort of the neighborhood. 

 
Staff finds the following facts: There is no evidence of harmful emissions, odor, vibrations 
or glare, having been produced by the existing church in the 28 years the church has 
been on this site. Churches are commonly located in similar districts without harmful 
impacts.  The impact on traffic generated by the church would occur primarily along the 
Glenn Highway. The expansion will help provide room for additional church activities and 
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adequate parking which will reduce the anticipated congestion at the location. 
 

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

 
Staff finds the following facts: Sufficient setbacks, lot area, buffers or other safeguards 
are being provided to meet the conditions as the church owns all of the lots bordering 
the Glenn Highway between West Albrecht Avenue and Glenn Avenue. Any 
improvements to the property must meet 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. 

 
Staff finds the following facts: The requested conditional use permit is not for a public use 
or structure as the church building and property is under the private ownership of the 
Palmer Pentecostal Church.   

 
Staff recommends the following conditions: 
 
1) Landscaping shall meet the requirements of PMC 17.64.080. 

 
2) Parking requirements shall meet all the requirements of PMC 17.64 and its subsections. 

 
3) Obtain all necessary sign and driveway permits from the City of Palmer. 

 
4) Continue the platting process with the Matanuska-Susitna Borough to remove the 

common lot lines on all contiguous property on Block 1 owned by the Palmer Pentecostal 
Church. 
 

5) Conditional Use Permit is contingent upon approval of zone change from T to  
  R-1. 
 
Staff has received notice from the Borough that the Church has submitted all of the proper 
paperwork to the Borough to remove those common lot lines.   
 
Commissioner Madar asked if there was any presentation from the public, no comments 
were made. 
 
Commissioner Kerslake made the motion to amend the motion to adopt Resolution 12-
005 to include the staff recommendations on findings of fact and to add the 5 requirements, 
seconded by Commissioner Campbell.   

  
VOTE ON MOTION AMENDING MAIN MOTION: the amendment passed unanimously 
 
ROLL CALL VOTE ON MOTION: 
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Campbell Kerslake Kircher Madar Prosser Weir Vacant 
Y Y Y Y -- -- -- 

 
Discussion on Findings of Fact: 
 
Madar Campbell Kerslake Kircher Prosser Weir Vacant 

1. The conditional use will preserve the value, spirit, character and integrity of the surrounding area. 
Y Y Y Y -- -- -- 

2. The conditional use fulfills all other requirements of this title pertaining to the conditional use in 
question. 

Y Y Y Y -- -- -- 
3.  That the conditional use will not be harmful to public health, safety, convenience and comfort. 

Y Y y Y -- -- -- 
4.  That sufficient setbacks, lot area, buffers, or other safeguards are being provided to meet the 
conditions. 

Y Y Y Y -- -- -- 
5. The proposed use or structure is located in a manner which will maximize public benefits. 

Y Y y Y -- -- -- 
 

Commissioner Madar requested a vote on the main motion.  
  
ROLL CALL VOTE ON MAIN MOTION: 

 
Campbell Kerslake Kircher Madar Prosser Weir Vacant 

Y Y Y Y -- -- -- 
 
 VOTE ON MOTION: the motion passed unanimously. 
 

Clint Playle, on behalf of the Palmer Pentecostal Church, spoke of the Church property now 
being located partially within the City limits and partially within the Borough; could the 
landscaping requirements between the City and the Borough be consistent or would the 
landscaping only pertain to the property within the City.  Mrs. Garley stated the landscaping 
requirements would only pertain to the property within the City limits and she was unaware 
of the Borough having any requirements for landscaping as part of a platting action.   
 
3.  Resolution 12-006: A Resolution Recommending Amendment of Palmer Municipal Code 
17.59, Transitional District. 
 
Commissioner Madar asked if there was a motion to approve. 
 
Commissioner Kerslake made the motion, seconded by Commissioner Kircher. 
 
Commissioner Madar asked for the staff report. 
 
Mrs. Garley spoke of the last meeting where a copy of the existing Ordinance was given to 
the Commission showing comments in the margin that were hard to read.  The Commission 
asked Mrs. Garley to bring the copy back with the normal format of “strikethrough” showing 
the deletions and underline any additions. Mrs. Garley mentioned that if there were other 
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changes to be made to the Resolution, then the final vote could be postponed to the July 
meeting, or if the changes do comport then the Resolution could be amended.   
 
Commissioner Madar asked if there was anyone in the audience to speak on this, no 
comments were made. 
 
Commissioner Kerslake made the motion, seconded by Commissioner Kircher.   
 
Commissioner Kerslake asked to open this item up for discussion. 
 
Commissioner Campbell stated he had nothing to discuss at this time. 
 
Commissioner Kircher stated it appeared to be very clean and nicely set up.  He would like 
to postpone it to the July meeting.   
 
Commissioner Madar agreed to postpone it to the July meeting. 
 
Commissioner Madar requested a vote on the motion. 
 
Commissioner Kerslake made the motion, seconded by Commissioner Campbell and 
Commissioner Kircher, simultaneously. 
 

ROLL CALL VOTE ON MOTION: 
 
Campbell Kerslake Kircher Madar Prosser Weir Vacant 

Y Y Y Y -- -- -- 
 
 VOTE ON MOTION: the motion passed unanimously. 
 
H. 

1. Continue review and comment on City Council Goals for 2012.                                                       
UNFINISHED BUSINESS: 

 
Mrs. Garley stated the changes that were made in the May meeting were highlighted in 
yellow.  Any additional comments would be added. 
 
Commissioner Madar asked for a staff report. 
 
Mrs. Garley stated the City Council gave these goals 3 stars showing their importance.  The 
objectives and suggestions are as follows: 
 
     a) To change the perspective of Palmer not being pro-business 
   1) Provide more proactive reasons why businesses should move to Palmer 
 2) Establish a community composting area,  to become more active in recycling 

and extend our cleanup date 
b) To improve communications about departmental services 
 1) Send out more public notices, prepare patron feedback surveys, become more 

interactive on webpage 
c) To improve communications with the public and better disseminate information       
regarding city parks and trails 
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1) To post a map of the city park and trail locations on the website, which is 
currently being drafted 

d) To increase public marketing of the community and create an online newsletter 
1) Devise a recognizable city logo for the city vehicles and upgrade maintenance 
of city vehicles 

e) To structure communications by using public media 
 1) Broadcast either live or taped City Council meetings on Radio free Palmer 
f) With public marketing, to put together a focus group 

1) Develop focus group to design a website, hire consultant to re-design and 
include on-line bill pay 

g) Under public outreach, to assign someone for Twitter 
 
Commissioner Kerslake made the motion, seconded by Commissioner Kircher to enter 
into the Committee of the Whole. 
 
The Commission entered into the Committee of the Whole at 7:30 pm. 
 
Commissioner Kerslake stated these were all good ideas and the ideas did not appear to be 
substantial in cost.  Mr. Kerslake questioned staff about feedback from business owners 
regarding doing business in Palmer.  Mrs. Garley commented that the City Council did feel 
that since businesses were not standing in line to conduct their business in Palmer, then 
there must be the perception that Palmer is a difficult place to do business. 
 
Commissioner Kircher suggested the maps of the City parks and trails somehow be tied into 
the Borough trails or at least has a button that would refer you to the Borough trail 
conditions, such as a web link.  The Borough received money to update and improve their 
trails, for example, steps are being added to the West Butte trail to make it more accessible 
and safe, and trails by Sutton are being extended.   
 
As for the webcam, Commissioner Kircher stated it should have an updated time and date 
and button to return to the main site instead of the back button.  A cost time analysis needs 
to be done regarding finding a person to maintain Twitter; otherwise it could be dispensed.  
Even though you can reach a lot of people through this social media, the problem is that 
this would require constant attention and update.  A quarterly online newsletter would be 
worthwhile.  In addition to events and happenings being on the website, they could be 
included within the newsletter with additional comments, and ongoing construction projects 
for contractors to access this information.  Commissioner Kircher sees the future of Palmer 
economically viable for small businesses especially if Palmer completes the acquisition and is 
able to submit plans for businesses at the Mat-Maid Complex which should open up higher 
end retail and professional businesses.   
 
Commissioner Kircher stated the city vehicles currently appear to be mundane, so getting 
new signs for the vehicles would be an improvement without a huge cost.   
 
Commissioner Kircher asked of staff if the City was looking for a new logo.  Mrs. Garley 
replied the City is looking for a visual brand that pops.  Commissioner Kircher suggested 
having a logo contest with a prize of a $1,000.00 to the winner as opposed to paying a 
professional.   
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Commissioner Campbell had no comments to add. 
 
Commissioner Madar spoke to the perception of Palmer could be proactively changed.  In 
regards to the Clean Up Day, Commissioner Madar explained that due to the location of his 
home, after the garbage service left, the City garbage trucks used to come by and pick up 
on his side, but they quit doing that a few years ago which upsets Commissioner Madar.  
Commissioner Madar stated that he is basically a “second hand citizen” along with other 
people in Brittany Estates just because they are not in the garbage district anymore; 
however, they should be included with the City pick up.  Appliances were once picked up, 
but since the rules have changed, they are not picked up anymore and there is a buildup of 
appliances throughout the neighborhoods.  Commissioner Madar asked why appliances 
could not be picked up since this was part of the purpose behind Clean Up Day. 
 
Commissioner Kircher commented that he was now outside of the City’s pickup area.   
Previously, if you had an extra bag, it was not a big deal for the City to pick it up.   
However, there is an extra cost with a private firm which currently picks up in his area. 
 
Mrs. Garley stated the request was made for an extra $5,000.00 in the budget for clean up 
week so the appliance pick up could be done.  However, when the robo call was done, only 
the people within the city’s trash route were called, so there is money remaining from the 
clean up.  Mrs. Garley stated that she will highlight and the Commissioners comments will 
be on point.   
 
Commissioner Madar stated he was irritated because he pays the same amount in city taxes 
as people within the trash route, but does not receive the same services. 
 
Commissioner Kircher agreed that even though he does not have as many bags during the 
winter as he does during the summer, his rate does not change. 
 
Commissioner Madar agreed with Commissioner Kircher’s idea of a contest for the city logo 
and would notify the public schools of the contest.  Commissioner Madar suggested 
awarding $500.00 instead of $1,000.00, or $500.00 worth of prizes and chooses the top 3 
with first place winning $250.00. 
 
Commissioner Madar agreed with the idea of having the newsletter online.  He stated 
having on line bill pay is imperative.  
 
Commissioner Madar stated he would look for other ways for public outreach as opposed to 
Twitter. 
 
Commissioner Kerslake made the motion, seconded by Commissioner Kircher to leave 
the Committee of the Whole. 
 
The Commission left the Committee of the Whole at 7:43 pm.    

 
I. 

1.  Resolution 12-007: A Resolution Approving the Placement of a of a 50’ x 76’ Vehicle 
Storage Facility on Pioneer Home property located in the P-Public Use District at 250 E. 
Fireweed Avenue on Alaska State Fair Tract 3. 

NEW BUSINESS: 
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Commissioner Kerslake made a motion, seconded by Commissioner Campbell to 
adopt Resolution 12-007.   
 
Commissioner Madar asked for a staff report. 
 
Mrs. Garley stated Wolf Architecture, Inc. has submitted plans for this project on behalf of 
the Division of Alaska Veterans and Pioneer Homes, State of Alaska Department of Health 
and Social Services.  The vicinity map is shown on pages 77 and 79.  The location of the 
building is on page 79; access will be off of S. Chugach.  The code for the P district allows 
for Senior Citizen Centers, housing and accessory uses to the permitted uses.  The proposed 
building setbacks are 87’ from S. Chugach Street, 41’ from the south boundary of Tract 3, 
and 19’ from the north boundary of the southeast corner of Tract 3, which are consistent 
with Title 17 requirements.  The use of this building is to provide a warm storage facility for 
the seniors’ shuttles, maintenance vehicles and equipment; and has limited storage on the 
mezzanine.   
 
None of the Commissioners spoke of a problem or issue with the storage building.   
 
Commissioner Madar requested a vote on the motion. 
 

 ROLL CALL VOTE ON MOTION: 
 
Campbell Kerslake Kircher Madar Prosser Weir Vacant 

Y Y Y Y -- -- -- 
 
 VOTE ON MOTION: the motion passed unanimously.   
 
J. PLAT REVIEWS

1.   The Borough has invited the City of Palmer to comment on proposed lot line adjustment 
for Green Valley Subdivision which is located outside the Palmer city limits. 

: 

 
Commissioner Madar asked for the staff report. 
 
Mrs. Garley spoke of the abbreviated plat received from the Borough for Green Valley 
Subdivision which is located outside the Palmer city limits.  The Borough has started to send 
the city plats to review which are within one mile of the boundaries of the city.  This plat is 
for a very minor adjustment of the boundary line between lots 3 and 4.  Staff circulated this 
plat to the city departments which had no comments. 
 
There were no comments from the Commissioners. 
 

K. PUBLIC COMMENTS
1. Jason Collins from Wolf Architecture, Inc. voiced his opinion of a significant amount of 

businesses that want to stay and work in Palmer.   

: 

 
Mr. Collins mentioned the large contractor firms off of Steele Loop, Terrasond International 
Surveying Company, a number of professional engineers, surveyors, architects, lawyers and 
doctors who constitute a broad range of businesses which in his opinion, if they are happy 
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with conducting business in Palmer, tend to stay quiet.  Wolf Architecture, Inc. is very 
happy to be conducting business in Palmer and they tend to stay quiet.  It’s the nature of a 
small town for small things to upset the people.  The Borough deciding to stay in Palmer 
and invest 6 million dollars for an annex to an existing old building is great and it keeps the 
center of government here in Palmer.  The new school district building is full with the entire 
school district administration staff, which contains a large population of people across the 
Valley.  There are currently 3 developers interested in re-developing the old school district 
administration building, even with limited parking.  These examples show that there is a 
draw to live and work in Palmer, and there are plenty of happy businesses in town. 
 
Mr. Collins commented on the amount of work to maintain Twitter, but not to underestimate 
the power of Facebook.  He mentioned the Chamber of Commerce could be tied in with 
Facebook.  Mrs. Garley mentioned the City of Palmer is already on Facebook.     

 
L. STAFF REPORT

1. At the July 19th meeting, David Meneses will be filling in for Sandra Garley.  Mr. Kerslake 
mentioned that he would not be able to attend the July meeting. 

: 

 
M. COMMISSIONER COMMENTS

 
: 

Commissioner Campbell thanked staff for their assistance and stated that he would not be 

able to attend the July meeting. 

Commissioner Kircher had no comments. 

Commissioner Kerslake had no comments. 

Commissioner Madar had no comments. 

 
N. ADJOURNMENT
 

: 

There being no further business, the meeting was adjourned at 7:54 p.m. 
 

 
 _____________________________________ 
 Michael W. Madar, Chairman 

 
 
 _________________________________________ 
 Kimberly McClure, Recording Secretary 
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