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  PLANNING & ZONING COMMISSION 
 CITY OF PALMER, ALASKA  
 REGULAR MEETING 
 THURSDAY, JULY 17, 2014 
 7:00 P.M. - COUNCIL CHAMBERS 
 
 
 
A. CALL TO ORDER: 
 

The regular meeting of the Planning and Zoning Commission was called to order July 17, 
2014 at 7:00 p.m. by Chairman Madar. 

 
B. ROLL CALL: 
 

Present and constituting a quorum were: 
Michael W. Madar, Chairman 
Michael Kircher, Vice Chairman 
Dan Lucas, Commissioner 
David Petty, Commissioner 

Not present: 
William Kerslake, Sr., Commissioner 

Also present were: 
Sandra S. Garley, Community Development Director 
Kimberly A. McClure, Planning and Code Compliance Technician 
Pam Whitehead, Recording Secretary 

 
C. PLEDGE OF ALLEGIANCE:  The Pledge was led by Commissioner Petty. 
 
D. APPROVAL OF AGENDA: 

The agenda was approved as amended.  Chairman Madar proposed postponing Item G-
1, Public Hearing on Resolution No. 14-004, to later in the meeting.  As Commissioner 
Lucas will have to be recused on this item, it was anticipated Commissioner Kerslake 
might be able to attend in order to maintain a quorum.  There were no objections.  

 
E. MINUTES OF PREVIOUS MEETING(S): 
 

The minutes of the May 15, 2014 Regular Meeting were approved as presented. 
 
F. PERSONS TO BE HEARD: 
 

1. Lloyd Smith, Chief Appraiser for Matanuska-Susitna Borough to speak about 
assessments. 

 
Mr. Smith was asked to address the commission discussing how assessments are 
determined if properties were to be rezoned, in particular as relates to those located 
within the proposed Central Business District.  Open discussion ensued and he answered 
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questions posed by the commissioners.  He explained highest and best use adjustments. 
 
Mr. Smith will get back to the Commission on inquiries he was not able to give a 
definitive answer. 
 

G. PUBLIC HEARING(s): 
 

1. Resolution No. 14-004:  A Resolution of the Palmer Planning and Zoning 
Commission Recommending City Council Approve a Zoning Map Amendment for Lot 
3, Raven’s Ridge to be rezoned from R-1E, Single-family Residential Estate to CG-
General Commercial, Located in Section 5, Township 17 North, Range 2 East, 
Seward Meridian, Alaska. 

 
This matter was tabled until the next meeting on August 21, 2014 for reason of lack of 
quorum.  [Commissioner Lucas must recuse himself from discussion and vote on this 
item] 

 
H. UNFINISHED BUSINESS:  - Tabled until next meeting for time expediency; no    
    objections. 
 

1. IM 14-011 Review Expanded Boundary of Central Business District as Described in 
Resolution No. 12-003. 

 
2. Continue discussion of the Central Business District. 

 
I. NEW BUSINESS:   
 

1. IM 14-012 Review Text Amendment to Palmer Municipal Code sections 17.26.068, 
Fencing requirements in R-3 Medium Density Multi-family Residential District; 
17.27.068, Fencing Requirements in R-4 High Density Residential District; 17.28.068, 
Fencing Requirements in C-L Limited Commercial District, and 17.32.068, Fencing 
Requirements in C-G General Commercial District. 

 
Ms. Garley gave a staff report summarizing the text amendments correcting the fence 
height from six-foot six-inch to six foot; pointed out that according to the building 
inspector, any fence taller than six feet requires an engineer’s stamp.  This will basically 
clear up an unintended consequence discrepancy between the zoning code and the 
building code. 
 
Following review and brief discussion: 
Commissioner Lucas moved, seconded by Commissioner Petty, to recommend 
approval of the Text Amendments as stated and to move forward to City Council with a 
recommendation for adoption.  

 
VOTE ON MOTION:  Passed Unanimously. 
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2. IM 14-015 Revise language to establish an appeals process to an Administrative 

Decision. 
 

Ms. Garley gave a staff report, explaining that Ordinance 454 adopted in 1992 contained 
a statement regarding an appeal for Conditional Use Permits and for Variances, but did 
not contain an appeals process to an administrative decision from the Planning and 
Zoning Department.  The City enacted Chapter 17.98 Appeals to a Hearing Officer, 
which contains an appeals process to a decision of the Commission but does not contain 
an appeals process to an administrative decision from the Planning and Zoning 
Department.  It has come to attention recently that there is a lack of an appeals process 
from an administrative decision when a citizen of Palmer did not agree with staff’s 
interpretation of the code and wanted to know how to appeal the decision.  Ms. Garley 
submitted revised language to establish such an appeal process.  Brief discussion and 
questions ensued. 
 
Commissioner Lucas moved, seconded by Commissioner Petty, to recommend 
adoption to the City Council of establishing an appeals process to an administrative 
decision as recommended by staff. 
 
VOTE ON MOTION:  Passed Unanimously. 
 
3. IM 14-016 Discussion of Proposed Kennel Ordinance and Current Zoning Districts. 

 
Ms. Garley explained that there is currently no process for establishing a licensed kennel 
in Palmer Municipal Code.  The proposed ordinance, written by the City Clerk (see 
packet p. 93), will establish such a procedure for the licensing and operation of a dog 
kennel within city limits, ensure the location of the dog kennel is appropriately zoned for 
such use, and meets the requirements of Title 17 (zoning code).  Currently, kennels are 
allowed by right in the BP Business Park district (only if indoors with outdoor fenced 
runs) and the AG Agricultural district.  Ms. Garley brings this before the Commission to 
weigh in and determine if there are other districts in Palmer that might be appropriate 
for kennels and, if so, whether they should be permitted by conditional use, giving the 
public an opportunity to comment and the Commission an opportunity to apply 
conditions if necessary. 
 
Commissioner Kircher moved, seconded Commissioner Lucas, to enter Committee 
of the Whole to openly discuss the issue and include any members of the audience who 
wished to be included.  There were no objections. 
 
[The Commission entered Committee of the Whole at 7:50 p.m.; exited at 8:07 p.m.] 
 
Ray Briggs, 3480 N. Old Glenn Highway, Palmer, spoke to the Commission explaining 
and calling to attention his dispute with the City over not addressing his application have 
a kennel on his property. 
 
[The Commission entered a brief at ease while Chairman Madar attempted to contact  
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Commissioner Kerslake; he was not successful] 
 
After exiting Committee of the Whole: 
 
Commissioner Lucas moved, seconded by Commissioner Petty, to review and 
discuss recommendations for the licensing and operation of a dog kennel within the city 
limits of Palmer. 
 
Commissioner Lucas commented that this is an issue that needs to be addressed in a 
timely manner but at this point additional information is needed. Commissioner Petty 
was in agreement, adding that because there are currently no set rules or procedures, it 
must be developed from the ground up.  Further discussion ensued. 
 
Staff was instructed to carry forward to the City Clerk the following suggestions for 
language revisions to the proposed ordinance: 

• In order to get a kennel license in Palmer, an inspection certificate must be 
obtained from the Borough; 

• A kennel inspection should include safety of the animals and safety of the 
facility; 

• There should be a procedure for addressing complaints; 
• Should re-inspections be required on a regular basis? 
• Kennels should be considered by right in zoning districts RR-Rural Residential, 

BP-Business Park, AG-Agricultural; and by CUP in R-2, R-3, R-4, CG Commercial 
General, and CL Commercial Limited; kennels should be excluded in R-1 and R-
1E.  

   
J. PLAT REVIEWS: 
 

1. IM 14-010 Plat Review – To create a seven – ten-acre tract at the northern end of 
Tract 2, Brasil Springs Survey and create 20 one-acre lots out of the remainder, 
located outside Palmer city limits. 

 
Ms. Garley gave a staff report.  There is a City of Palmer well on the parcel; city staff 
had no particular comments. 
 
Commissioner Lucas inquired about the status of the city well located on the parcel and 
whether it was in use.  Ms. Garley will obtain that information from Public Works and 
report back. 

 
2. IM 14-013 Preliminary Plat Review – To combine Tax Parcel A34 in Section 4, 

Township 17 North, Range 2 East, Seward Meridian with Lot 1, Block 1, Egtvet #2, 
located inside Palmer city limits. 

 
Ms. Garley gave a staff report.  The property has been reviewed by city staff; comments 
included that an apparatus access and turn-a-round needs to be provided if longer than 
150’ per the Fire Code; both parcels are zoned R-1 and meet the required minimum lot 
area; and a driveway permit may be required from the city.  These two properties were  
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divided many years ago and this will allow the back property access to be developed. 
 
 Brief questions ensued.   There were no additional commissioner comments. 

 
3. IM 14-014 Plat Review – To create a 2-phase Master Plan of 60 lots from Tract B, 

Hidden Ranch Phase III, (Plat #2005-25), located inside Palmer city limits and to 
request a Variance from MSB 43.20.055(A)(3) to allow for 50’ wide rights-of-way. 

 
Ms. Garley gave a staff report.  The City Council has received a request for this Variance 
and they have reviewed it under Title 12, street and road standards, brought forward by 
the Public Works Dept.  Public Works argued that because the developers are providing 
a 50-foot right-of-way plus a five-foot snow storage easement that parallels the road, 
that the City in fact has the 60-foot which it needs for road maintenance and snow 
storage.  Public Works would accept the variance which the City Council granted.  This 
subdivision was designed on a master plan which was accepted by the City at the time 
this property was brought in for the master planning process and the road pattern, 
including the road widths, were set at the time of acceptance.  Ms. Garley further 
explained the history and the changes to the zoning code over time. 
 
Norman Gutcher, Alaska Rim Engineering, Engineer for the project, explained that the 
original master plan did not include sidewalks or bike paths.  The zoning is R-1E and 
agreements were put in place between the developer and the city at the time the 
original master plan was approved that added the 50-foot plus 5-foot easements on 
either side to make it 60-foot.  Outside of the snow storage and maintenance 
easements, there are 15-foot easements on either side for utilities.  The Borough 
Planning & Zoning has approved the Master Plan and the variance on the right-of-way 
issues as has the Palmer City Council.  This Master Plan review is before the Commission 
this evening because there was not a quorum last month.  They have agreed to a Plat 
Note on the plat that specifically precludes property owners from filling the ditches.  He 
further described some of the project details. 
 
Questions and discussion ensued.  Commissioner Kircher voiced his displeasure that 
subdivisions like these are allowed to be developed without providing facilities for actual 
human beings.  Mr. Gutcher added that on the north property line of this plat is a 
dedicated right-of-way for a bike path. 

 
4. IM 14-017 Plat Review – To divide Lot 4, Springer Crossing 2013, Plat No. 2013-51 

into a 2-phase master plan of 23 lots to be known as Springer Park, located outside 
Palmer city limits. 

 
Ms. Garley gave a staff report.  This lot is off the Springer road system on what used to 
be good farm land, but has become surrounded by other tracts of land that are under 
development.   City staff has reviewed and commented that fire hydrants should meet 
fire code requirements and lot sizes are adequate. 
 
Chairman Madar commented that all these subdivisions should be required to have  



                                                                                                                                                  
Planning and Zoning Commission July 17, 2014 
 Page 6 of 7 

 
sidewalks, street lights, bike trails, and big subdivisions should be required to put in a 
park. 
 
Commissioner Kircher commented that he would go a step further and require that 
these big subdivisions should have its own school.   

 
Commissioner Petty questioned the only one-way in/one-way out access and whether it 
was adequate.   
 
Further discussion ensued about requiring amenities in subdivisions – may be a bigger 
investment to the developer, but would also bring a bigger profit.  

 
5. IM 14-018 Plat Review – To create four lots from Tract 3, Kopperud Subdivision, 

Plat No. 2001-71 to be known as Kopperud Commercial Park, located outside Palmer 
city limits. 

 
Ms. Garley gave a staff report.   This request has been reviewed by city staff with 
comments including fire hydrants need to be placed according to fire code and turn-a-
rounds for drives over 150 feet.  The proposed lots and tracts are adequate in size.  
Access is from the S. Glenn Hwy and also E. Moore Road and E. Drift Lane.  It was 
noted that currently there is a possible DOT right-of-way acquisition for the Glenn Hwy 
Reconstruction. 
 
Following review, there were no additional commissioner comments. 

 
K. PUBLIC COMMENTS:  There was no public comment. 
 
L. STAFF REPORT: 
 

Ms. Garley reported, referring to a recent article in the newspaper, that Fred Meyer has 
closed on the property for the Old Pioneer Plaza.  The new property owners have agreed 
to allow the police and fire department to do training exercises in the old building over 
the next month or so, but the plans are to demolish the Old Pioneer Plaza by the end of 
this summer and move forward with construction of a much larger Fred Meyer Store in 
its place.  They are also looking to acquire additional property adjacent.  The City is 
actively working with Fred Meyer to help find a new tenant or new buyer for the old 
Fred Meyer building. 
 

M. COMMISSIONER COMMENTS: 
 

Commissioner Kircher commented that he doesn’t think the City of Palmer should 
provide sewer and water to any subdivision that doesn’t do what it wants it to do in 
terms of sidewalks and safety provision for kids.  
 
There were no other commissioner comments. 
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N. ADJOURNMENT: 
 
There being no further business, the meeting was adjourned at 8:55 p.m. 

 
 
 
      _________________________________________ 
      Michael W. Madar, Chairman 
 
 
__________________________________ 
Kimberly A. McClure 
Planning and Code Compliance Technician 
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