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PLANNING & ZONING COMMISSION 
CITY OF PALMER, ALASKA  

REGULAR MEETING 
THURSDAY, AUGUST 16, 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 Kircher, 
Kerslake, and Prosser. Commissioner Campbell joined the meeting at 7:05 pm.  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 amended. 

E. MINUTES OF PREVIOUS MEETING(S)
1. The minutes of the Regular Meeting of June 21, 2012 were approved as amended by 

Commissioner Kircher. 

: 

 
F. PERSONS TO BE HEARD

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

 
G. PUBLIC HEARING

1. There was no Public Hearing scheduled for this meeting. 
: 

 
H. 

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

 
Commissioner Madar asked for a staff report.  Ms. Garley spoke of the chairman’s idea to 
take the highlighted changes and put them in a memo to be forwarded to City Council so 
the council would have a few memos to review. 
 
Commissioner Kerslake made the motion, seconded by Commissioner Prosser to 
enter into the Committee of the Whole. 
 
The Commission entered into the Committee of the Whole at 7:08 pm. 
 
Commissioner Madar asked if anyone had comments regarding changes to the perception of 
Palmer. 
Commissioner Prosser commented that he liked the perception of Palmer.  He thought it 
was interesting that the June minutes implied that businesses that are happy choose to 
remain quiet.  He referred to his business in Palmer and that he was happy even though his 
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business did not pertain to the retail side.  Commissioner Prosser mentioned that he has 
also asked other businesses, such as Subway, Sugar Slacks, McDonalds and Sicily’s Pizza, 
and they are all happy with doing business in Palmer.  
 
Commissioner Madar stated that he hopes the City re-instates the Economic Development 
Board.  He believes the board should find ways of reaching out to business in Anchorage 
especially along Ship Creek since Anchorage wants to kick out Industrial businesses in that 
area.  Now we have a good opportunity to bring those Industrial businesses to Palmer to 
help increase revenue and our infrastructure.  Commissioner Madar questioned if the 
Economic Development Board had been discontinued.  Ms. Garley stated several members’ 
terms were over in October and they did not want to renew their term.  At the last meeting, 
the Mayor moved forward a name to fill one of those vacancies so they could establish a 
quorum and continue the meetings. 
 
Commissioner Madar stated that he liked the setup of the City’s website.  He mentioned that 
he would like to see more webcams. 
 
Commissioner Prosser questioned where the negative perception is coming from regarding 
doing business in Palmer.  He commented that the newspaper is the only place he has seen 
negative comments pertaining to Alaska Street two years ago when the roads were under 
construction.  Commissioner Prosser asked if there was more than just the retail between 
Evergreen and Arctic that would be the negative perception.  Commissioner Madar stated 
that the negative comments he heard came from developers trying to get permits and not 
knowing what to do for development.  He mentioned that it’s the Fire Marshall that ties 
things up and makes it take so long to get approval.  He questioned Commissioner Prosser 
if this problem was something that he had to deal with when Commissioner Prosser was 
developing real estate.  Commissioner Prosser replied that when he was a developing, he 
was not at that level, but he did not hear any complaints about the speed of the process.  
The only complaint that he did hear was about developers outside the Palmer City limits 
being able to develop to borough standards rather than City standards even though the 
subdivision was connected to Palmer City water and sewer.  
 
Commissioner Kircher agreed that he receives similar comments.  He mentioned that the 
comments he receives from developers are about the curbs, gutters, sidewalks and the 
widths of paved roads.  Commissioner Kircher mentioned that it is difficult for two cars to 
pass each other on the road during winter in some places outside the City since they don’t 
want to put the extra money into the roads.  Commissioner stated that developers could 
charge a little more for their houses and people would pay a little more to have their 
children play on the sidewalk instead of in the roads.   
 
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 7:15 pm.  
2. Resolution 12-006:  A Resolution Recommending Amendment of Palmer Municipal Code 
17.59, Transitional District. 
 
Commissioner Madar asked for a staff report. 
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Ms. Garley stated this was a Resolution that would move forward to the City Council the 
changes that have been made to the Transitional district.  Language to be added is 
underlined and language to be deleted is shown with a strikethrough.  The changes are to 
show the role of the Transitional District on newly annexed properties to be minimized due 
to future annexations having the work done to determine the proper fit between the land 
being annexed and our existing districts.  Only if the property is radically different from our 
existing districts, would it be placed in the Transitional District as a holding pattern until a 
proper district is developed.   
 
Commissioner Madar asked for a motion to adopt these changes and forward to City 
Council. 
 
Commissioner Kircher made a motion, seconded by Commissioner Campbell. 
 

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

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

1. Discussion of standards for new Highway Commercial zoning district. 
NEW BUSINESS: 

 
Commissioner Madar asked for a staff report. 
 
Ms. Garley commented that the Commission will begin work in September on a new zoning 
district in Palmer named the Highway Commercial District.  The intent of the new district 
would be to provide a location within City limits for development of commercial enterprises 
that are too large to fit into the downtown area or are more automobile related endeavors.   
Ms. Garley has provided the Commissioners with 3 examples of communities which currently 
have Highway Corridor Districts.  The first example is from Minnesota reflecting a traditional 
Highway Commercial District showing a list of permitted and conditional uses.  A second 
example is from Ferndale, Washington reflecting two sections of their ordinances, one from 
the Highway Commercial District; and one from their Gateway Development District, which 
may be a little different, but will be food for thought for discussion at September’s meeting.  
The third example is from Santa Monica, California reflecting their standard Commercial 
Highway District.  The lists of permitted uses are very different in each community; and the 
intent language is customized, but also shown is intent language from Grayslake, Illinois, 
Santa Clara, California and Fremont, California.   
Ms. Garley stated the most important part for the beginning of a new zoning district is to 
really define what the intent is, so it becomes a touchstone in developing the list of 
permitted and conditional uses.   
 
Mr. Madar asked if anyone would like to make a motion to enter into the Committee of the 
Whole.  Mr. Kircher suggested that the Commission does not enter into the Committee of 
the Whole tonight since the material has not been reviewed; he suggested the 
Commissioners be given a chance to do some online research before discussing it.  
Commissioner Madar commented that he did agree, but it would be nice to be able to add 
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suggestions about the vision of the district’s purpose.  Mr. Madar stated his thoughts are 
mostly about the landscaping and how to create the highway sections entering into the City.   
 
Commissioner Kircher made the motion, seconded by Commissioner Prosser to enter 
into the Committee of the Whole.   
 
The Commission entered into the Committee of the Whole at 7:24 pm.   
 
Commissioner Kircher commented as to adopt the work that was done on the Gateway 
Project to be incorporated as part of this district.  Commissioner Prosser commented as to 
the State getting ready to come into Palmer both ways, so this is a good time for creation of 
this district.  Once the Borough has completed their acquisition, Bogard Road will also be 
extended, even though it will be a Borough thoroughfare.  Since there will be several ways 
to come into the City, there should be landscaping which will buffer the State’s right of way 
so there are not a drastic changes.   
 
Commissioners Kerslake and Campbell had no comments.   
 
Commissioner Madar commented that this is the last step for annexation.  There is a lot of 
money out there for road construction which will directly affect Palmer.  Instead of having 
businesses up to the corner, his vision has included landscaping to break it up and signage 
so customers can come to those businesses.  Commissioner Madar commented that he 
would like to have a boulevard created with some nice landscaping even within the divide.  
This is the perfect time to work on this before the State or Borough allocates the money, 
since they have to buy Palmer’s lots entering the City; and it will help maintain the look of 
Palmer.   
 
Commissioner Kircher added that a lot of work has already been done regarding landscaping 
and the Highway Corridor with the exception of setting up the definitions, the purpose of 
the district and making the language concise.  After combining this information with the 
already completed work, the Commission should end up with a good document.  The 
Commission can learn from the mistakes in Anchorage by not planting moose favorite trees 
in the middle of the road, which will help in deciding types landscaping for Palmer.   
 
Commissioner Kircher made the motion, seconded by Commissioner Prosser to leave 
the Committee of the Whole. 
 
The Commission left the Committee of the Whole at 7:27 pm. 
Ms. Garley stated she would have some landscaping material in the packet for the next 
meeting.  Commissioner Madar commented the Commissioners had some homework to look 
at some other cities with similar districts for review at the next meeting.  Ms. Garley stated 
that by the end of next week, staff will mail the Commissioners a supplemental packet of 
only the landscaping information for additional time for review.  Commissioner Madar asked 
for the Gateway Project information to be included with the landscaping material.                                             
 

J. PLAT REVIEWS
1. IM 12-018 Creating Weisenberger Estate (outside city limits).   

: 

 
Commissioner Madar asked for a staff report.   
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Ms. Garley stated the Borough has invited the City to comment on plats that are outside 
Palmer City limits if they are reasonably close to the boundaries and may have the potential 
in the next five to ten years to be inside the Palmer City limits.  The request is to create two 
lots from tax parcel A9.  The only comment was from Community Development.  Ms. Garley 
stated her initial concern was with what appeared to be a driveway serving three lots.  That 
information was clarified by the Borough that driveway will serve only two lots.  Based on 
that information, Community Development does not have any objection to the plat.  
Commissioner Madar questioned if in reviewing the plat, did staff find that the roads met 
the City’s standards for snow removal area and setbacks were in accordance with Palmer 
requirements.  Ms. Garley nodded in agreement.   
 
There were no other comments. 
 
2.  IM 12-019 Combining Lots 8-15, Block 1, Bailey Heights. 
 
Commissioner Madar asked for a staff report. 
 
Ms. Garley stated this should be the final step for the Palmer Pentecostal Church to bring 
their property into a useable form for them.  To recall, last year the Pentecostal Church 
came before the Commission requesting support for annexation into the City.  About two 
months ago, the Pentecostal Church came before the Commission requesting initial zoning 
of R-1 and a conditional use permit for their church.  At the time when this began two years 
ago, the Borough code would not allow the Borough to remove lot lines if it would create a 
situation where part of the new land was in the City and part was outside the City.  The 
Church has gone through this lengthy process of petitioning for annexation, having been 
annexed into the City, and now being zoned under the City’s conditional use permit process.   
Subsequently, the Borough has changed their subdivision regulations which will allow for 
part of the land to be in City limits and part outside City limits.  The Church decided to 
combine all of their lots into one parcel, with part of the parcel being in the Palmer City 
limits and part of the parcel being outside Palmer City limits.  All of the City’s standards 
have been met and staff does support their request to the Borough for platting.   
 
There were no other comments. 
 
3.  IM 12-020 Combining Lots 6-8, Block 4A, TA Smith Subdivision. 
 
Commissioner Madar asked for a staff report. 
Ms. Garley stated this was a request to remove common lot lines between lots 6-8, block 
4A, TA Smith subdivision.  The proposed lots are zoned R-1.  After circulation through the 
City staff, there were no comments from the Building Inspector, City Manager, Fire 
Department and Public Works.  Comments from Community Development were that the lots 
were zoned R-1, the new lot will meet the minimum lot area of 8,400 square feet, will have 
access from East Beaver Avenue and North Bonanza Street, and is currently served by City 
water and sewer.  Staff does support this platting request.  
 
There were no other comments. 
 
4.  IM 12-021 Creating Loyer subdivision (outside City limits). 
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Commissioner Madar asked for a staff report. 
 
Ms. Garley stated this request is outside of the City limits to create two lots from an existing 
tax parcel.  The subject parcel would meet the minimum lot size of 8,400 square feet per lot 
and has access from East Outer Springer Loop.  The comments are based on comments 
received from the Building Inspector and the Fire Chief, which showed they were not 
excited by a flag lot that is being proposed to be created.  Page 90 has the map showing 
lots 1 and 2.   
 
Commissioner Madar asked for elaboration on the comments from the Building Inspector 
and Fire Chief.  Ms. Garley stated the Building Inspector’s initial was regarding the 
explanation of the 30’ easement dedicated by this plat.  Staff has received information from 
the Borough that the owner of the property will be dedicating this 30’ easement as a road 
right-of-way for any future widening of East Outer Springer Loop.  The inspector’s concern 
was if this was going to be a utility easement, it could cause problems for the owners trying 
to get a driveway across the utility easement.  However, since it will be a right-of-way 
easement, it should not be a problem creating a driveway across it.   
 
Ms. Garley stated the Fire Chief’s concern is that flag lots should not be created because 
they cause problems with driveway access and making sure the driveway is wide enough to 
accommodate fire apparatus access.  There should also be some statement regarding the 
proper maintenance of the driveway for fire service access.  Commissioner Kircher asked 
how this was affected by the section line easement.  Commissioner Madar questioned if the 
section line easement was a utility easement.  Ms. Garley stated that the section line 
easement was a historic section line easement which has not been vacated.  There is the 
potential for the Fire Department to use this section line easement, unless it is an unusable 
route.  Commissioner Kircher asked about the width of the access to lot 2.  Commissioner 
Madar replied that the width is 30’ which is less than the City’s requirement for a road and 
the concern of the Fire Chief.  Commissioner Madar suggested forwarding the Commission’s 
concern of the Fire Chief’s concerns to the Borough regarding this plat.  Commissioner 
Prosser questioned if our codes were more stringent than the 2009 International Fire Code 
included in the packet, reflecting that dimensions not be less than 20’.  Ms. Garley replied 
that our codes were not more stringent.   
 
Ms. Garley reminded the Commission that since this plat was not within the Palmer City 
limits, any comments would only be advisory to the Platting Board and this proposed plat 
does meet the Borough requirements.  Commissioner Madar commented he was in 
agreement with the proposed plat.   
 
There were no other comments.            

 
K. PUBLIC COMMENTS

1. Duane Kaspar, a long time resident, stepped forward to comment and sign in.  Mr. 
: 

Kaspar stated that he was looking to install a wind generator on his mother’s property. He is 
aware that Palmer allows wind generators for businesses.  In this kind of era, people are 
looking for alternate resources for energy, especially due to the winds in Palmer.  Mr. 
Kaspar would like to see a change in the code to allow wind generators for homes in the 
Residential Districts.  He is unsure if the current restrictions placed on wind generators in 
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the Residential District are due to the fall radius of wind generators on small lots.  If this is 
the reason for the restrictions, Mr. Kaspar would like to see a change in the code that would 
allow a large enough lot to have a wind generator.  Mr. Kaspar commented that people rely 
on gas, but gas and coal are not renewable sources.  Our wind and sun are renewable 
sources for our community.   
 
Mr. Kaspar mentioned that he was a former business owner in Palmer.  He had a pizza 
business off of Alaska Street.  One negative comment regarding doing business in Palmer 
was related to the difficulty of customer parking.  Even with additional parking across the 
street, parking was still not convenient for customers.  Snow removal was another major 
issue with doing business in Palmer.  He recalled one winter, snow piled as high as three-
fourths the way along side of parked cars before it was plowed.  In order for the customers 
to be safe, the snow should have been removed more often than what it was removed.  Mr. 
Kaspar was unsure if snow removal was an issue at that time.  He would suggest that road 
maintenance issues be addressed for the safety of customers.  Mr. Kaspar mentioned that 
he may be starting a new business in Palmer, but the only location available was at the 
Carr’s Mall.  He has approached the owners of Carr’s Mall, but they will not lease the space 
to one individual business, which Mr. Kaspar believes is hurting the development of new 
businesses here in Palmer.  The lack of commercial space available in Palmer combined with 
the owners of available spaces not wanting to lease to individual businesses seems to create 
an anti-business atmosphere in Palmer.                      

 
L. STAFF REPORT

1. Commissioner Madar asked for a staff report. 
: 

 
Ms. Garley stated that besides Highway Corridor information research, staff has been doing 
research for 3 good examples for the Commissions’ review regarding the downtown 
business district ordinance.  Ms. Garley has also given a speech to the Chamber of 
Commerce.  She asked that the Chamber of Commerce form a liaison committee of 2-3 
people to attend the P & Z meetings beginning in September to relay the information back 
to the Chamber.   

 
M. COMMISSIONER COMMENTS

Commissioner Campbell had no comment. 
: 

Commissioner Kircher recommended the Kaspars try solar panels first for generating 
electricity.  Even though there will be 3-4 months of little solar power, the rest of the year 
you should be able to obtain a huge amount of solar power.  The new solar arrays with 
tracking systems are very efficient and the best way to get the most for your dollar.  
Commissioner Kircher suggested that Mr. Kaspar consider partnering with a developer to 
build your business in exchange for a ten year lease.  Commissioner Kircher mentioned 
there is a new pizza parlor opening in Palmer.  Ms. Garley commented the name is 
Humdinger’s.  Commissioner Kircher commented in regards to Code Compliance, there are 
dumpsters on Third Street that have been there for a long time, which he thought would 
only be temporary.  The dumpsters look terrible.  He would like to know if there is anything 
that Code Compliance can do to require either screening the dumpsters or moving them 
back.    
     
Commissioner Kerslake commented in regards to the Highway Commercial District, he would 
like to have some background information included relating to limits of the project since the 
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bulk of this project is already designed.  This information would include the Glenn Highway, 
Palmer-Wasilla to Hemmer, Trunk and Bogard extension.  We could develop a common 
theme in our landscaping so regardless of the direction in which you enter the City, you 
would realize it.  
 
Commissioner Prosser commented that these large road projects will probably look similar 
since they have the same designer, but something at the beginning of each entrance to the 
City would be nice.  Especially with the new Mat-Su Borough Gateway Center going on the 
RV parking lot, something to say Palmer all the way through to Farm Loop Road would be 
nice.   
 
Commissioner Madar commented that he attended the auto show last Friday and it was 
spectacular with lots of people and live bands.  He is encouraged by seeing this big event 
draw in so many people right after Friday fling.   

 
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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