
  
Planning & Zoning Commission  October 4, 2012 
 Page 1 of 10 

PLANNING & ZONING COMMISSION 
CITY OF PALMER, ALASKA  

SPECIAL MEETING 
THURSDAY, OCTOBER 4, 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 7:02 p.m. 

 
B. ROLL CALL, DETERMINATION OF QUORUM

Present and constituting a quorum were Chairman Madar, Commissioners Campbell, 
Kircher, Kerslake and Prosser.  Also present were Sandra Garley, Community 
Development Director, and Kimberly McClure, Recording Secretary. 

: 

 
C. PLEDGE OF ALLEGIANCE
 

:  The Pledge was led by Commissioner Mr. Pippel. 

D. APPROVAL OF AGENDA
 

:  The agenda was approved as amended. 

E. MINUTES OF PREVIOUS MEETING(S)
1. The minutes of the Regular Meeting of August 16, 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 12-008: An application for a Conditional Use Permit for a Church in a R-1 
Single Family Residential District located at 555 N. Gulkana Street, Township 18 North, 
Range 2 East, Section 33, on lot B003. 

: 

 
Commissioner Madar asked for a motion. 
 
Commissioner Campbell made a motion, seconded by Commissioner Prosser to adopt 
Resolution 12-008. 
 
Commissioner Madar asked for a staff report. 
 
Mrs. Garley presented the staff report.  The request is for a conditional use permit in the R-
1 district.  The building was originally constructed in 1964.  The property was annexed into 
the City and grandfathered in as a legal nonconforming use in the R-1 district. The structure 
was built as a church and annexed into the City as a church.  The use as a church has 
continued until mid 2005 when the use ceased and the church lost its grandfather rights.  
Mrs. Garley reminded the Commission that a legal nonconforming use has to be consistently 
operated without a gap of more than 180 days or the grandfather rights are forfeited.  The 
current lessee is requesting a conditional use permit to resume the use of the structure as a 
church.  On September 6, 2012, 274 public hearing notices were mailed to property owners 
within 1,200’ of subject parcel as required by code.  In response, 9 written comments from 
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the public were received, all in favor and none opposed.  Mrs. Garley pointed out that one 
of the responses was originally negative; however, after a phone conversation with the 
property owner answering questions about the proposed use, the owner indicated that he is 
no longer in opposition to the proposed conditional use permit.  The surrounding land use is 
R-1; to the north is a single family use, to the east and west is single family residential and 
across the street is an elementary school. 
 
Mrs. Garley spoke of the findings that the Commission must make in considering 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 existing structure built in 1964 was previously used 

as a church without negatively impacting the value, spirit, character or integrity of the 
neighborhood.  Having a church within walking distance in the neighborhood will help to 
maintain high quality residential neighborhoods as mentioned in Goal 2 of Chapter 6 of 
the City of Palmer Comprehensive Plan. 

 
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 is able to meet all other requirements of 
Title 17.72 because: 
 

a) The proposed use of this structure as a 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 by the property owned by the church 
and the parking agreement with Swanson Elementary School allowing the church 
to use the school’s parking lot.   
 

b) In an R-1 District, a building is limited to 25’ in height. This building was 
constructed in 1964 with a permit for addition issued in 1973. 
 

c) The minimum lot size permitted is 5,000 square feet.  Tax lot B003 is 30,492 
square feet.  The minimum lot width permitted is 50’.  Tax lot B003 is 130’ as 
shown on the plat for Sherrod Subdivision dated July 25, 1945. 

 
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 in the last 48 years by the previous use of the 
structure as a church 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 North Gulkana Street which is a paved and maintained public road. The 
additional parking provided by Swanson Elementary School will provide adequate 
parking which will reduce the anticipated congestion at the location.  There are 
sidewalks in the neighborhood providing convenient access to the church which makes 
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Palmer an increasingly attractive place to live as mentioned in Goal 1 of Chapter 6 of the 
City of Palmer Comprehensive Plan. 

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

 
Staff finds the following facts:  According to PMC, Title 17, Zoning, the setbacks for a 
church as a conditional use are that no part of the structure shall be located nearer than 
30 feet to an adjoining lot or street line.  The existing structure which was built in 1964 
is approximately 29.9’ from North Gulkana Street on the East side.  The South side is 
currently 18.3’ from the lot line; however the arctic entry on the South side of the 
structure will be removed increasing the side setback.  The West side is 32.1’ from the 
lot line and the North side is 48’+ from East Dolphin Avenue.    

 
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 
New Harvest/Apostolic Resource Centre Inc. 

 
If the conditional use permit is granted, staff recommends the following conditions: 
 

1)  Obtain all necessary sign and driveway permits from the City of Palmer. 
2)  Remain in compliance with the quiet hours established in Palmer Municipal Code 
     Chapter 8.36.025 
 

Mrs. Garley stated to staff that the established quiet hours in the code were from 10 p.m. to  
6 a.m.   
 
Staff recommends that the Commission adopts the staff’s analysis and findings and grant 
the requested conditional use permit.   
 
Commissioner Madar asked if there was a petitioner or applicant in the audience that would 
like to comment.  Paul Steiner, pastor of Tree of Life Church stepped forward.  Mr. Steiner 
spoke of the vacant structure being empty for a long time.  The structure has been 
vandalized and used to sleep in by people, so this permitted use will be a good change for 
the community.  The church will have its maximum use once each weekend.  The church 
will mostly be used as a quiet area for prayer, spiritual counseling, education and charitable 
work.  The biggest concern was parking.  The parking issue was solved when Principal 
Mayer at Swanson Elementary School agreed to allow the Tree of Life Church to use the 
school’s parking lot for additional parking.  Mr. Steiner stated that the church is excited to 
use the building, and studies have shown the direct economic and civic benefits of churches.  
Mr. Steiner also spoke of children that are involved with religious activities do better in 
school, social benefits to families and domestic violence decreases as people get involved 
with a church. 
 
Mrs. Garley spoke of the revised parking plan for the church.  The original parking plan 
showed parking spaces that would require backing into North Gulkana Street, which is not 
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allowed in the City’s code.  The revised parking plan changed the parking spaces to be 
perpendicular to North Gulkana Street and moved the handicap parking space closer to the 
door.  The revised parking plan will be the one to be adopted with the conditional use 
permit, if approved.   
 
Commissioner Kircher questioned of staff what the distance would between the lot line and 
the building when the arctic entry is eliminated.  Mrs. Garley stated the distance would be 
27.9’ once the arctic entry was removed.  Commissioner Kircher questioned staff if the City 
would be amenable to approval based on the fact the distance is less than 30’ per PMC 
Chapter 17.  Mrs. Garley replied the City would be in favor of approval since the structure 
was a legal nonconforming structure and the removal of the arctic entry would bring the 
structure more into conformance with code.   
 
Commissioner Madar questioned staff if the structure would still be legal nonconforming.  
Mrs. Garley stated that if the structure is approved for the conditional use permit, then it 
would be a conforming use. 
 
Commissioner Kircher asked about PMC Chapter 17 stating the structure has to be 30’ from 
the lot line.  Mrs. Garley reminded the Commission that they have it within their powers 
within the conditional use permit to accept that new number as a condition.   
 

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

1. The conditional use will preserve the value, spirit, character and integrity of the surrounding area. 
Y 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 Y -- -- 
3.  That the conditional use will not be harmful to public health, safety, convenience and comfort. 

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

Y Y Y Y Y -- -- 
 

Commissioner Kircher made the motion to accept the conditional use permit with the 
conditions recommended by staff and to accept the findings of fact, seconded by 
Commissioner Kerslake.   

  
 ROLL CALL VOTE ON MOTION: 

 
Campbell Kerslake Kircher Madar Prosser Vacant Vacant 

Y Y Y Y Y -- -- 
 
 VOTE ON MOTION: the motion passed unanimously. 
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H. 
1. Continue review and comment on City Council Goals for 2012 
UNFINISHED BUSINESS: 

 
Commissioner Madar asked for a staff report. 
 
Mrs. Garley reminded the Commission that the items highlighted in yellow were comments 
received in the August meeting of ways to improve communication between the City and its 
community.  Mrs. Garley mentioned the remaining three star item is highlighted which is 
retail and business development.  Mrs. Garley read the objectives.  Mrs. Garley mentioned 
this item was the last of the three star items, but if there are any comments on any of the 
other City Council Goals, the City would like to hear the comments. 
 

     Commissioner Madar asked the Commission what was their wish?   
 
Commissioner Kircher made the motion, seconded by Commissioner Kerslake to enter 
into the Committee of the Whole. 
 
The Commission entered into the Committee of the Whole at 7:33 pm. 
 
Commissioner Kircher stated that he did not have any comments at this time.  
Commissioners Kerslake, Prosser and Campbell did not have any comments. 
 
Commissioner Madar commented that he would like to create the Central Business District 
as an actual district containing everything between the R-1 district and the Commercial 
Limited district.  Therefore, a person would be able to buy an old house and create a 
business on that property without having to re-zone the property.  This type of district 
would help take away the anxiety of going through the process of a re-zone and the fear of 
possibly being denied for a request to re-zone.  Commissioner Madar spoke of being able to 
have within the Central Business district both residential and commercial enterprise, which 
would help make downtown a vibrant place.   
 
Commissioner Kircher inquired of Commissioner Madar for clarification about this proposed 
district.  Commissioner Kircher asked if a person were to buy a house in the downtown R-1 
district, if the zone would automatically change to Commercial Limited.  Commissioner 
Madar replied that the zone would automatically change to Commercial Limited; therefore, 
all districts within the Central Business district would be zoned Commercial Limited.  
Commissioner Kircher mentioned that the setbacks would need to be addressed so a 
business would be able to build up to the street or side.  Commissioner Madar feels this 
type of district would be an opportunity to encourage people to invest in downtown Palmer.  
Commissioner Madar added that currently, the only advantage to the Central Business 
district is parking.  This is a chance to create a more useable downtown district and help 
downtown to survive.   
 
Commissioner Kircher agreed.  He commented that his only concern would be to ensure the 
buildings meet code, which would be inspected by the Building Department.  Commissioner 
Madar suggested that design standards requirements could be included in this district.  City 
Council would be the ones to either deny or approve it.  Commissioner Kircher commented 
that the newer buildings built within the last 10 years in downtown look pretty good.  
Commissioner Kircher mentioned that only basic design standards would be necessary.  
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Some businesses could even share fire walls.  Commissioner Kircher referred to a 
suggestion from the University of Washington team of having housing developments with 
different setbacks to break it up and allow variations; as opposed to having the same 
minimum setback for all the houses within a subdivision.   
 
Mrs. Garley mentioned that the current code is not very flexible.  Consequently, a person 
could have a vacant commercially zoned lot in the downtown area, but if a person built a 
house on that lot, the setbacks would automatically revert to single-family residential which 
aesthetically may not be the best choice.  This type of flexibility would need to be built into 
the code. 
 
Commissioner Kircher asked if this topic would be on the agenda.  Commissioner Madar 
replied that as soon as the Highway Commercial district is completed, the Commission 
would move onto the Central Business district. 
 
Commissioner Prosser agreed this would be a great idea.  However, he mentioned the 
possibility of a house within an R-1 district after years of having an R-1 zone on both sides, 
the zone on either side being automatically changed to commercial limited if a business 
moved in next door.  Commissioner Madar replied that is why a discussion would be 
necessary.  Mrs. Garley mentioned this discussion would help the Commission to be cautious 
when drawing the line of where the Central Business district would be to ensure the revised 
code would be compatible with the area.  Mrs. Garley advised this would be an opportunity 
to create a good district and help to avoid having general commercial businesses 
intermingled with residential.   
 
Commissioner Kircher asked of staff for that meeting, to provide some additional 
information regarding conflicts which may result.  
 
Commissioner Kerslake made a motion, seconded by Commissioner Kircher to leave 
the Committee of the Whole. 

 
The Commission left the Committee of the Whole at 7:44 p.m. 
 
2. Discussion of standards for new Highway Commercial District 
Commissioner Madar asked for a staff report. 
 
Mrs. Garley reminded the Commission of the appendix to the landscaping ordinance that 
was sent to them which contained the criteria of the types of planting, medians and divided 
highways to be seen when entering Palmer.  The companion piece is an ordinance which 
establishes the new Highway Commercial Corridor zoning district.  The concept of this 
ordinance would include the gateway roads into the community: the Glenn Highway, the 
Arctic Highway (Old Glenn Highway) and the Palmer-Wasilla Highway.  Mrs. Garley read the 
intent of the Highway Commercial Corridor District.  Mrs. Garley mentioned the code in the 
commercial districts currently does not list specifically automobile dealerships, bus depots 
and car washes are permitted uses.  Mrs. Garley spoke of privately owned recreational 
facilities not being list in the commercial districts.  For example, if the AT&T sports complex 
came into the City of Palmer, currently this type of use is not defined or similar to another 
use without stretching the language.  Mrs. Garley read through the remainder of the 
proposed Highway Commercial Corridor district.  Mrs. Garley spoke to the landscaping 
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requirements being the same as those requirements in the guidelines which were sent to 
the Commissioners. 
 
Commissioner Madar questioned the lot area of 7,200 square feet.  Mrs. Garley replied this 
number was only a placeholder and could be changed.  Commissioner Madar stated he is in 
favor of the language from the landscape ordinance guide being contained within the 
Highway Commercial Corridor district, which would be the guidelines for Anchorage DOT.   
 
Commissioner Madar questioned if the building height in this district should be 50’ or 35’, 
same as Carrs and Fred Meyer.  Commissioner Madar stated a building height of 50’ might 
block the view of the mountains.  Commissioner Kircher agreed.   
 
Commissioner Prosser made the motion, seconded by Commissioner Campbell to 
enter into the Committee of the Whole. 
 
The Commission entered into the Committee of the Whole at 7:52 pm. 
 
Commissioner Prosser referenced the general conditions asking if a vendor was required to 
be in a permanent building and how would this affect the roving vendors, such as the tire 
guy.  Commissioner Prosser would like to clarify that this language would not force roving 
vendors out of the City.  Commissioner Prosser agreed with a building height of 35’ to avoid 
blocking the view of the mountains. 
 
Mrs. Garley mentioned that most highway corridors are land dependant so businesses tend 
to build out when expanding rather than build up.  A building height of 35’ should be 
sufficient in this district.   
 
Mrs. Garley commented on the language in the general conditions were to help prevent 
excessive amounts of outdoor displays in this district.   
 
Commissioner Prosser questioned of staff if there would be a conditional use permit within 
this district for vendors such as the seafood and beef jerky vendors.  Mrs. Garley referenced 
those vendors as roving vendors, which is in a different section of the code.  Mrs. Garley 
explained that those vendors are allowed in the district as long as they are selling 
something which is permitted within that particular district. 
 
Commissioner Kerslake made a motion, seconded by Commissioner Prosser to leave 
the Committee of the Whole. 

 
The Commission left the Committee of the Whole at 7:56 p.m. 
 
Mrs. Garley stated she would make the changes to the Highway Commercial Corridor 
district, adding the privately owned recreational facilities to the permitted principal use list, 
item #9.  Mrs. Garley asked the Commissioners to email her with any additional ideas or 
items that should be listed as a permitted or conditional use.  The landscaping guide, 
currently an appendix, will be reformatted to be the guide for the Highway Commercial 
Corridor district, which will be available at the next meeting.       

 
I. NEW BUSINESS: 
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1. There was no New Business scheduled for this meeting. 
 
J. PLAT REVIEWS

1. IM 12-023  Plat to vacate the unconstructed stub road between the two lots located                                                               
on lot 1, block 9 and lot 23, block 8, The Highlands, Phase IA, inside Palmer city limits 

: 

 
Commissioner Madar asked for the staff report. 
 
Mrs. Garley commented on the lots being double frontage lots having frontage on two 
dedicated roads.  Since these lots have to maintain two front yards with a 25’ setback, this 
has caused a problem for one of the property owners who would like to expand their 
building.  As one of their options, the owners are requesting the stub road between the lots 
be vacated.  Throughout the entire subdivision, there are several access points into the 
adjoining property. Staff and the Borough agree that there appears to be adequate access 
to the undeveloped road behind these lots.  Staff circulated this plat to the city departments 
which had no comments.   
 
There were no comments from the Commissioners. 
 
2.  IM 12-024  Plat to subdivide Parcel A10 into 4 lots located in Section 32, Township 

         18 North, Range 2 East, inside Palmer City limits. 
 

Commissioner Madar asked for the staff report. 
 
Mrs. Garley commented that the owners of this large parcel have requested to divide this 
parcel for development.  Staff circulated this plat to the city departments.  The Building 
Inspector asked that the fire code be considered when developing the lots.  He is concerned 
about hydrants, fire apparatus and turnarounds.  The Fire Chief was concerned that the flag 
lots would create response issues if not properly constructed and maintained.  Public Works 
commented of the City of Palmer Development Standards which would suggest that a 
residential street be developed and associated improvements for lot 1 and lot 2.  Part of the 
problem with this large parcel is that lots 1 and 2 would be at a higher elevation, having a 
steep drop down to lots 3 and 4.  Mrs. Garley mentioned that the applicant is present at this 
meeting to answer any questions.   
 
Commissioner Madar asked if Mr. Bill Pippel would like to speak.  Mr. Pippel stated that he 
spoke with Anchorage DOT about the driveways.  At first, Anchorage DOT did not like the 
driveways; however, it does look like it will be acceptable.  There will be a common access 
point on Scott Road for the two flagpoles coming in.  Mr. Pippel stated there will be some 
other access on lot 4 with some notes about getting access onto the Glenn Highway through 
Dolphin or Eagle.  Mr. Pippel stated that he has spoken with the Fire Chief, Sandra Garley 
and the other departments about their concerns, but he has not received a reply from the 
Public Works Department. 
 
Commissioner Kircher questioned Mr. Pippel if DOT will allow access to the Glenn Highway.  
Mr. Pippel replied that DOT would allow roads not driveways to the Glenn Highway, but not 
until this parcel has been developed.  Mr. Pippel spoke of possibly having to convert to a 
regular plat and do a Master Plan so DOT can give assurances that there will be access in 
those two places. 
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3. IM 12-025 Plat to subdivide Tract B-3 Greatland Terrace Subdivision Phase III, Plat 

        98-63, into three new lots to be known as Greatland Terrace 2012, inside Palmer city 
        limits. 
 

Commissioner Madar asked for the staff report. 
 
Mrs. Garley commented that the abbreviated plat was a request on the new Carrs/Safeway 
property.  As originally designed on the Large Retail Establishment Permit, there were three 
parcels shown.  This is the action to divide those into specific legal descriptions rather than 
be lots noted as part of a zoning action.  Staff circulated this plat to the city departments.  
The Building Inspector had no comments.  The comment from Community Development 
was that even though the proposed plat meets the Borough standards for required frontage, 
proposed lot 3 does not appear to provide direct, physical access.  The Daron side is too 
steep and the Palmer-Wasilla Highway side appears to have spacing issues regarding the 
driveways between traffic signals from Roland Memorial Way and the Glenn Highway.  
Community Development suggest a plat note be added to the proposed plat stating access 
to lot 3 utilizing the driveway to lot 1 will be guaranteed.   
 
Commissioner Kircher agreed with the City’s requirements for access through lot 1.   
 
4. IM 12-026 Palmer-Wasilla Highway Eastern Terminus Right-of-Way Acquisition Plat,  
    State of Alaska Project #51363. 
 
Commissioner Madar asked for the staff report. 
 
Mrs. Garley commented the State of Alaska Transportation Department is moving forward 
with the improvements to the Palmer Wasilla Highway, Felton and Dogwood extension, 
which were originally approved by City Council with the recommendation of Alternative B 
from the Citizen’s Advisory Group.  This action is another step in acquiring the needed 
rights-of-way to expand the highway.   
 
There were no comments from the Commission.                                                                                                                                  

 
K. PUBLIC COMMENTS

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

 
L. STAFF REPORT

1. Mrs. Garley mentioned her conversation at the Borough about a proposed plat on 49th 
Street for land division to allow for 96 apartment units.  Mrs. Garley pointed out that 
growth has been artificially restrained due to economic recession; however, there are 
signs of returning growth within the area.  Mrs. Garley spoke of this being the 
appropriate time to complete work on the districts and move the concept of annexation 
forward to City Council for their decision.  Commissioner Prosser questioned the location 
of the 96 units.  Mrs. Garley replied she did not have that information, but she would 
email Commissioner Prosser with the location or he could look at the Borough’s agenda.      

: 

 
M. COMMISSIONER COMMENTS

 
: 
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Commissioner Campbell had no comments.  
 
Commissioner Kircher mentioned his idea of encouraging citizens to vote is to show on the 
ballot taxes is being raised.  Commissioner Kircher referenced the 96 units may overload the 
school system.  Commissioner Kircher mentioned his proposal to the paper a few years ago 
of having small schools in all of the major subdivisions so kids could walk to school and be 
utilized by homeschoolers.  It would be a good idea in the future to require subdivisions to 
have an educational resource center within the subdivision, primarily for homeschoolers to 
utilize since the number of home schooled children continues to increase every year.  
Commissioner Kircher commented on how annexation relates to the increase in 
development causing schools to be overloaded.  Mrs. Garley stated that once the Highway 
Commercial Corridor district is completed, this will finish the zone district changes which 
was part of the annexation study.  Mrs. Garley proposed to have a special work session with 
City Council to show the maps and these types of projects to help encourage City Council to 
act on annexation.    
     
Commissioner Kerslake had no comments.  
  
Commissioner Prosser commented on their family expecting a second child on November 
22nd, so he may not be able to attend the November P & Z meeting.  Commissioner Prosser 
spoke of encouraging citizens to vote. 
 
Commissioner Madar had no comments. 

 
 
 
N. ADJOURNMENT
 

: 

There being no further business, the meeting was adjourned at 8:05  p.m. 
 

 
 _____________________________________ 
 Michael W. Madar, Chairman 

 
 
 _________________________________________ 
 Kimberly McClure, Recording Secretary 
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