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 PLANNING & ZONING COMMISSION 
 CITY OF PALMER, ALASKA  
 REGULAR MEETING 
 THURSDAY, JULY 21, 2016 
 7:00 P.M. - COUNCIL CHAMBERS 
 
 
A. CALL TO ORDER: 

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

 
B. ROLL CALL: 

Present and constituting a quorum were Commissioners: 
David Petty, Vice Chairman 
Michael Kircher 

  Merry Maxwell 
  Douglas Cruthers 
  David Fuller 

Excused absences: 
Dan Lucas, Chairman 
William Kerslake, Sr. 

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 Fuller. 
 
D. APPROVAL OF AGENDA:  The agenda was approved as presented. 
 
E. MINUTES OF PREVIOUS MEETING(S): 

The minutes of the June 16, 2016 Regular Meeting were approved as presented. 
 
F. PERSONS TO BE HEARD: 

There were no persons wishing to speak on a topic not on the agenda. 
 
G. PUBLIC HEARING(s):  
 

1. Resolution No. 16-005:  A Resolution of the Palmer Planning and Zoning 
Commission Approving a Conditional Use Permit to add a Car Wash to the Chevron 
property located in the CG-General Commercial Zoning District at 439 W. Evergreen 
Avenue, Palmer on Tax Parcel D009, in Section 32, Township 18 North, Range 2 
East, Seward Meridian. 

 
Commissioner Fuller moved, seconded by Commissioner Cruthers, for 
approval of the requested Conditional Use Permit as stated in Resolution No. 16-005. 
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Staff Report:  Director Garley reported background information noting the applicant is 
requesting a Conditional Use Permit to add a car wash to the Chevron gas station 
located in a CG-General Commercial district.  Public notice and publishing requirements 
pursuant to code have been met.  To date, a total of 8 written comments were received 
in response – 4 in favor, 2 not in favor, and 2 no objection. 
 
Staff recommends approval of the Conditional Use Permit based on the following 
findings and with conditions as stated in Resolution No. 16-005, if the Commission 
concurs: 
 
Fact 1) The conditional use will preserve the value, spirit, character and integrity of the 
surrounding area. 
 

Staff finds the following facts support this finding:  The proposed car wash is a 
new service that will be provided on this property.  The property is surrounded 
by similar mixed commercial uses which will be compatible with the car wash and 
will preserve the value, spirit, character and integrity of the surrounding uses.  
The addition of the proposed car wash is new commercial development that is 
consistent with Goal 4 of Chapter 6 of the City of Palmer Comprehensive Plan to 
encourage new commercial development so residents of Palmer, residents of 
surrounding areas and visitors can find the goods and services they need in 
Palmer. 
 

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

Finding:  The request is able to meet all other requirements of this title because: 
 
a) The proposed addition of a car wash fulfills all other requirements of this title 

pertaining to the conditional use in question as there would be no increase in 
the number of required parking spaces since it is a car wash and no increase 
in the amount of required landscaping. 

b) In a CG-General Commercial District, a building is limited to 50’ in height.  
The building height of the proposed car wash is unknown but will be limited 
to 50’ in height in accordance with this title. 

c) The minimum required lot size and lot width are not affected by the addition 
of the proposed car wash to the existing Chevron gas station. 

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

Finding:  The proposed car wash will be an automatic, single car wash servicing 
Chevron gas station customers and the public.  Since the car wash will only 
accommodate a single car at any time, it will not generate high traffic volumes.  
To manage the drainage produced by the single car wash, the site plan dated 
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May 18, 2016 by SAJJ Architecture, LLC shows the heated concrete slab and the 
drainage pattern to flow in a westerly direction towards the drainage cut to the 
ditch to help avoid glaciation. 
 

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

Finding:  According to PMC, Title 17, Zoning, the setbacks for a nonresidential 
use not abutting or immediately across an alley from an R-1 or R-1E zone are 
none.  The proposed 40’ car wash is set back 5’ from the west property line and 
is located approximately midway of the 219’ length of the lot to provide sufficient 
area for the movement of vehicles entering and exiting the car wash. 

 
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:  The requested conditional use permit is not for a public use or structure 
as the proposed car wash and property is under the private ownership of Cook 
Inlet Marketing Group. 

 
Staff recommends the following conditions: 
 

1) All development must comply with all federal, state and local regulations. 
2) Obtain all necessary building permits from the City of Palmer. 
3) Remain in compliance with the quiet hours established in Palmer Municipal Code 

Chapter 8.36.025. 
4) Retain all drainage on site or receive approval from State of Alaska Department 

of Transportation & Public Facilities to drain into State right-of-way ditch. 
 

There were brief questions of staff concerning setback requirements. 
 
Public Hearing: 
 
Vice Chair Petty opened the Public Hearing at 7:10 p.m. 
 
There being no members of the audience wishing to speak concerning the subject 
conditional use application, the public hearing was closed at 7:11 p.m. 
 
Discussion: 
 
Commissioner Cruthers voiced concerns about the already severe traffic congestion at 
the Glenn/Evergreen intersection, glaciation into the intersection, and volume of 
drainage.  Question: Can the sewer pipe actually handle the additional volume of water 
and sewage?  If no, will the State grant authorization to drain into the adjacent ditch? 
 
Commissioner Fuller echoed Commissioner Cruthers’ comments, especially as to 
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drainage and how much water will be generated from the car wash.  He also spoke to 
backed up traffic on Evergreen.  How many cars would be projected to come through 
the car wash on a daily basis?  There are a number of unanswered questions in his mind 
that will need to be addressed. 
 
Commissioner Kircher moved, seconded by Commissioner Fuller, to postpone 
voting until the next meeting in order to receive answers to concerns raised. 
 
ROLL CALL VOTE [to postpone]:  PASSED. 
[In favor:  Kircher, Petty, Cruthers, Fuller] 
[Opposed:  Maxwell] 
 
Commissioner Kircher moved, seconded by Commissioner Fuller, to enter 
Committee of the Whole to formulate questions for staff to seek answers from Public 
Works and/or DOT.  There were no objections. 
 
[The Commission entered Committee of the Whole at 7:15 p.m.; exited at 7:27 p.m.] 
 
Upon exiting Committee of the Whole: 
 
Commissioner Fuller moved, seconded by Commissioner Maxwell, to ask staff to 
seek answers to the following seven questions for the next meeting: 
 
1) Glaciation:  What kind of guarantee can the property owner provide that there will be 
no glaciation on a cold winter’s day? 
 
2) Congestion:  How can the property owner provide for a waiting area on the property 
for ingress into the car wash?  The Chevron station is already a congested business with 
propane, RV dump on the other side which has an already narrow pass. 
 
3) Congestion/left turn off Evergreen:  Would the business be willing to accept an 
additional condition for the City to impose a “No Left Turn” eastbound off Evergreen into 
the facility.  What opposition would there be?  (Ms. Garley will ask DOT for its 
comments.) 
 
4) Landscaping:  Would some kind of landscaping be provided on the Glenn Hwy side? 
 
5) Alternate ingress:  Would it be possible to come into the car wash from the back off 
the Glenn Hwy in order to alleviate some of the congestion? 
 
6) Drainage:  How much waste water will be generated by the car wash?  And how 
much can the City sewer handle?  If allowed to drain into the ditch, what is the capacity 
of the ditch especially in the winter months?   
 
7) Will this development fit into the planned upgrade by DOT to the Glenn/Evergreen 
intersection? 
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VOTE ON MOTION:  Carried Unanimously. 
[Petty, Kircher, Cruthers, Fuller, Maxwell] 
 

H. UNFINISHED BUSINESS:  None. 
 
I. NEW BUSINESS:   
 

1. Clarification of Commercial Recreational Facilities listed as a Conditional Use in the 
Agricultural District. 

 
Ms. Garley directed attention to a note in the packet from a property owner on Helen 
Drive.  Their 2.5 acre parcel is located in an Agricultural district.  They are interested in 
building a barn for the purpose of using it as a venue for meetings and group gatherings 
and prior to moving forward, they are seeking clarification of the code, specifically 
17.57.040(G) Conditional uses, and whether said barn would be considered a 
“commercial recreational facility” as an allowed use. 
 
Ms. Garley asked the Commission for some guidance in crafting a definition of 
“commercial recreational facility” and whether it should be extracted from item G and 
have its own lettered category under conditional uses. 
 
Discussion ensued.  Factors to consider:  What will the facility be used for, will noise be 
a factor, what are the hours of operation, should there be a building height limitation?  
Ms. Garley will bring back draft definition of commercial recreational use within the 
Agricultural district; she will also address or clarify the section relating to height. 
 
2.  Discussion of Tiny Houses in Palmer. 

 
Ms. Garley directed attention to information on Tiny Houses in the packet.  The question 
has come up as to where in the city of Palmer could you erect a Tiny House.  There are 
those that are installed on a permanent foundation versus those on wheels that can be 
moved.  It was noted that some tiny homes can be as small as 160 square feet which 
would not meet Palmer’s building code required minimum of 270 sf for life safety 
standards to include sleeping, cooking, bathroom with a shower, and two exits.   These 
can be built on any single-family lot.  Tiny homes on wheels would have to be in an 
approved mobile home park and meet HUD manufactured housing standards. 
 
Further discussion ensued regarding tiny homes.  Ms. Garley will ask the Palmer Building 
Inspector to provide input and answer questions at a future meeting and will research to 
see how other jurisdictions are handling the issues concerned with tiny homes.  

 
J. PLAT REVIEWS: 
 

1. IM 16-009:  Preliminary Plat Review – The request is to create six lots from Tax 
Parcel D12 (Tract B of MSB Waiver 83-97-PWm recorded as 83-210W) and Tax 
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Parcel D10 in Section 5, Township 17 North, Range 2 East, Seward Meridian, located 
inside Palmer city limits. 

 
Director Garley provided a staff report, pointing out that the Building Inspector, 
Community Development, and Public Works all had concerns with the lots as proposed 
at this time.  Several of the lots have no access.  The Building Inspector is unable to 
determine access to all parcels because the road that is part of the Glenn Highway 
improvement is not shown.  One of the lot lines proposes to split a building in half.  The 
house cannot be split between Lot 4 and Tract A.  The whole house must be on a single 
lot and meet setback requirements.  Community Development commented that access 
for proposed Tract A and Lot 2 need to be shown on the preliminary plat which it 
currently does not.  Public Works commented this action will create six lots, five of 
which match the area DOT&PF will acquire for right-of-way for the Glenn Highway 
expansion project. Given the imminent ROW acquisition process, there does not appear 
to be any reason to have five separate retail lots.  One lot that matches the ROW 
acquisition area should be adequate with the Tract A remainder being a second lot. 
 
Commissioners Kircher, Cruthers, Fuller, Petty concurred with the statements made by 
City staff. 
 
2. IM 16-010:  Preliminary Plat Review – The request is to create one lot from Lots 29 

& 30, Block 11, T A Smith, to be known as Lot 29A, located inside Palmer city limits. 
 

Director Garley called attention to the drawing of the parcel as it would exist after the 
removal of the common lot line if it is permitted.  Community Development commented 
that the proposed lot is zoned R-1 and the new lot, if allowed, will exceed the minimum 
lot width requirement of 60 feet and the minimum lot area of 8400 square feet as 
required for the R-1 Single-family residential district.  The other departments had no 
comments. 

 
The commission had no additional comments. 

 
K. PUBLIC COMMENTS: 

There were no public comments. 
 

L. STAFF REPORT: 
Ms. Garley had no additional staff report. 

 
M. COMMISSIONER COMMENTS: 
 

Commissioner Fuller commented that Vice Chair Petty did an outstanding job of chairing 
the meeting. 

 
N. ADJOURNMENT: 

There being no further business, the meeting was adjourned at 8:03 p.m. 
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      _________________________________________ 
      David Petty, Vice Chairman 
 
__________________________________ 
Kimberly A. McClure 
Planning and Code Compliance Technician 
 


