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City Council Minutes 
City of Palmer, Alaska 

                      Regular Meeting 
May 24, 2005 

 
A. CALL TO ORDER 
 
A regular meeting of the Palmer City Council was held on May 24, 2005, at 7 p.m. in the council 
chambers, Palmer, Alaska. 
 
Mayor Combs called the meeting to order at 7 p.m. 
 
B. ROLL CALL 
 
Comprising a quorum of the Council, the following were present: 
 

   Ken Erbey   Tony Pippel 
 Jim Wood   Steve Carrington 
 John Combs    Brad Hanson 
   
Also in attendance were the following: 
  

 Tom Healy, City Manager 
Jack Snodgrass, City Attorney 
Janette Bower, City Clerk 

 
C. PLEDGE OF ALLEGIANCE 
 
The Pledge of Allegiance was led by Council Member Hanson. 
 
D. APPROVAL OF AGENDA 
 
The following items were approved with the approval of the consent agenda.  

1. Approval of Consent Agenda 
a. Introduction – Ordinance No. 05-028: Amending Subsection 2.58.145 B. (Nature, 

Form and Frequency of Reports) of Chapter 2.58 (Personnel Regulations) of the 
Palmer Municipal Code (IM 05-052) 

b. Introduction – Ordinance No. 05-029: Providing for Technical Amendments to 
Sections 17.20.030 (Conditional Uses), 17.20.060 (Set Back Requirements), 
17.24.030 (Conditional Uses), 17.24.061 (Lot Area Restrictions), 17.26.030 
(Conditional Uses), 17.26.061 (Lot Area Restrictions), 17.27.030 (Conditional Uses) 
and 17.27.060 (Lot Area Restrictions) of Title 17 (Zoning) (IM – 053) 

2. Minutes of Previous Meetings – the minutes were amended and approved.  
a. May 10, 2005, Regular Meeting 

 
E. COMMUNICATIONS AND APPEARANCE REQUESTS 
 

1. Pat Kilmain – Palmer Library Director 
Ms. Kilmain reported on the following items: 

• Highlighted statistics regarding circulation and usage; 
• Circulation appears to up, however, due to the new system, statistics are not kept in 
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the same manner, a more accurate count will be available after August; 
• The Borough has proposed a bond in the amount of $15.2 million for capital 

improvements at all libraries and to build a central processing facility for receipt and 
distribution of books; 

• Due to the automation agreement with the Borough, operation costs will decrease 
approximately $8,000; 

• The upcoming summer reading program begins on June 13; 
• The previous year had in excess of 500 students involved in the summer reading 

program; 
• On June 25, the annual race for technology will begin, MTA is a major sponsor and  

money raised will purchase technology based items;  
• Computer use continues to remain high and wireless internet is now available; and 
• The Salvation Army program continues to help decrease the number of issues with 

middle school students loitering at the Library. 
 

F. AUDIENCE PARTICIPATION 
 
Wilda Boggs explained her desire to welcome Wal-Mart to the community. She stated that 
should Wal-Mart be located outside of Palmer, there would be a reduction of visitors to Palmer, 
if Wal-Mart located within Palmer, the result would be visitors taking the opportunity to shop 
downtown and become regular shoppers in Palmer. 
 
Breanne Phillips voiced her opposition to Wal-Mart, citing that Palmer should be kept historical 
and that the big box store will cause competition. She stated that Wal-Mart would bring lower 
paying jobs and affect the pride of Palmer. 
 
Lucy Carpenter stated that she has lived in Palmer for 26 years and expanded on her family 
history. She stated the need to keep the small town atmosphere of Palmer and that if Wal-Mart 
locates in Palmer, small town merchants will go out of business. Ms. Carpenter cited her 
employment at Carr’s and does not oppose driving to the Wasilla Wal-Mart to shop. She stated 
that the Wal-Mart employees will be on welfare. She explained that Palmer needs to be 
themselves and not another town. 
 
Kelly Sidebottom stated that she loves Palmer. She read from the “Hometown Vantage” 
regarding the impact of Wal-Mart on communities and the increased need to hire additional 
police officers. She highlighted an article from Pennsylvania, which attributes additional crime 
within the community to Wal-Mart and a study regarding tax revenues from retailers versus 
residential uses. Ms. Sidebottom stated that she feels the council has not studied all of the 
materials provided to them. 
 
Marjorie Hubbard explained that she has lived in downtown Palmer for 26 years and welcomes 
Wal-Mart. She spoke of her purchases at Wal-Mart. Ms. Hubbard expanded on the 
appropriateness of big box stores along the Palmer-Wasilla Highway versus their appropriateness 
in downtown Palmer. She stated that needed amenities for families and employment 
opportunities for elderly citizens are of benefit to the community. Ms. Hubbard expanded on her 
daughter’s career as a Palmer attorney and stated that not everyone can be sent to Wasilla. Ms. 
Hubbard expressed the need for the community to work together and her irritation with those 
who do not work and live in the community that express a say so in the situation. 
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Larry Bucholtz asked for the support of a moratorium. He explained his need to defend the 
citizens who are not in the city of Palmer. He stated that it is possible for those outside of the 
City and State to have a vision of the community. Mr. Bucholtz expanded on his view of other 
communities and spoke of republic type of community. He stated that the Wasilla Wal-Mart is 
only seven miles from Palmer and asked if there is such an attitude regarding Wasilla that Palmer 
citizens would refuse to shop there. He asked individual council members for their support of the 
moratorium. 
 
Terri Clark-Newman stated that she has lived in Palmer for the past seven years. She 
highlighted her research regarding big box stores and stated that research indicates that most 
small businesses will close with the addition of big box stores within the community. She 
expanded on the ability of Wal-Mart to purchase items at cost. Ms. Newman highlighted a 
television program regarding Wal-Mart and provided an overview of Wal-Mart’s practices. She 
stated that she would hate to see the elimination of Palmer’s small town atmosphere. 
 
Bob Mintz, representative of Carr-Gottstein, spoke of the Dogwood intersection and the removal 
of the right-in, right-out access to Carrs. Mr. Mintz spoke of the company’s dissatisfaction with 
the elimination of the fourth “leg” of the intersection and the perception of its elimination due to 
Fred Meyer. He stated that Carr-Gottstein is willing to donate $97,000 to complete the 
intersection as originally designed. 
 
Julie LeMay stated that she lives adjacent to the property for sale and for possible purchase by 
Wal-Mart. She spoke of the recent rezoning action and the opposition to the action. She 
recognized that the council is in a tough spot and encouraged the council to vote on the action 
items listed under New Business on the agenda. She stated that the Large Retail Establishment 
(LRE) portion of the code should be clarified to the benefit of everyone. She spoke of the 
retention of old growth trees and highlighted studies which spoke to the need to retain old growth 
trees for noise abatement. She asked the council to consider a moratorium.  
 
Darren Markwardt stated that he is the Palmer High School ski team coach and highlighted his 
experience of living outside of the state. He spoke of his desire to live in the area for the rest of 
his life. Mr. Markwardt spoke of the citizens who reside in the Valley and stated that the Valley 
is turning into trash. He spoke of short turn economic benefits and his desire to keep the area 
beautiful for his children. 
 
Jean Holt explained her previous ownership of commercial property in the city of Wasilla. She 
voiced her opposition to Wal-Mart and asked that a moratorium be enacted. She commented on 
the construction of a Wal-Mart across from the pyramids in Egypt. Ms. Holt stated that the LRE 
should be more explicit and expressed her desire to learn from the Fred Meyer store. 
 
Maryann Cockle expressed her support of the New Business items and addressed the comments 
made by Mayor Combs during the previous meeting. She explained that some of the audience 
may not be aware of the invitation to remain until the end of the meeting and stated that the 
comments made by council members at the end of the meeting should be moved to the beginning 
of the meeting. She stated that she delivered a petition to the city clerk with over 700 signatures 
in opposition to Wal-Mart. Ms. Cockle described the entire Palmer Colony areas as historic and 
recommended their improvement. She explained that several retailers are attempting to bring 
additional items into stores that may not have been otherwise available for purchase. She stated 
that all of the citizens who live in Palmer and desire to have a Wal-Mart closer to them, that 
perhaps Palmer is not where they should reside. 
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Veronica Knapick stated that she does not live within the city limits of Palmer and voiced her 
agreement with Mr. Marquart. She explained her profession as a school bus driver and the traffic 
on the Palmer-Wasilla Highway. She spoke of the two communities in which she previously 
resided which had Wal-Mart within the communities. She spoke of her previous residence in 
Wasilla and the proximity to Wal-Mart. Ms. Knapick stated that Palmer is a wonderful 
community and asked that the council not allow Wal-Mart to come into the community. 
 
Roy Wichers stated that he owns a small business and described Mayor Combs as his insurance 
agent. He spoke of survival incomes and his lack of shopping at Wal-Mart. He stated that Wal-
Mart is a form of predatory capitalism and that the employees are unable to have any type of 
extra incomes. He stated that the smallness of Palmer makes it what it is. Mr. Wichers stated that 
billions of dollars are spent on schools for our children but asked what the children would have if 
the community base is survival incomes.  
 
Debi Daniels spoke of a study completed by the National Historic Society regarding $.06 
remaining in the community. She commented on the actions of the council regarding 
landscaping. Ms. Daniels highlighted a report by the Boulder Independent Alliance which 
explains the intent of Wal-Mart to put other businesses out of business. She states that the 
average income of Wal-Mart is below the national average poverty line. She asked that all 
citizens be represented and stated that the general consensus of Palmer is that Wal-Mart is not 
wanted. 
 
Evie McNamee stated that half of the persons in attendance were not affiliated with People for 
Palmer and explained that the organization has provided information to the council for six 
weeks. She stated that Wal-Mart is not wanted in the community. 
 
Lisa Mavlik explained her ownership of property within Palmer and Palmer’s centralness to the 
Valley. She stated that she has lived in 16 different states and the council takes Palmer for 
granted. She stated that should Wal-Mart located in Palmer, the life styles of the council 
member’s children will change. Ms. Mavlik explained that there are more options available for 
income rather than retail establishments. She commented on the Dogwood exit and her belief 
that it is not necessary to help Fred Meyer with further access. 
 
Marie Dolmer, one of the founding members of People for Palmer stated that the room is full 
because of People for Palmer. She stated that the community is speaking and spoke of the 
opposition to Wal-Mart. She thanked Council Member Wood for proposing a moratorium. Ms. 
Dolmer stated that she is upset with the comments made regarding the lack of the audience 
remaining to the end of the meeting. She voiced her desire to work with the council in effort to 
keep Wal-Mart out of Palmer. 
 
Kevin Sorenson explained his status as a non-drinker and the effect drinking has had on 
mankind. He stated that although he is a non-drinker, he doesn’t attempt to close down bars and 
force those employees who work in the bar to work in another community. He stated that it is a 
peculiar public policy from a community building point of view to drive persons who work at a 
certain store, to not work at that store in your own community but rather in a different 
community and to encourage the public to shop within another community rather than our own 
community. Mr. Sorenson stated that he can picture the change caused by the original colonists 
and the displeasure by the community which existed at that time. He commented on the constant 
process of change and the community in which he previously resided.   
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Darrin Hamming stated that he doesn’t think that the issue is whether the community needs or 
wants Wal-Mart, he stated that the issue is of credibility. He stated that the current LRE has been 
advertised to let developers know of development requirements in Palmer and now that a 
developer is attempting to develop in the prescribed manner, a proposal to change the manner in 
which business is done is being entertained. He stated that if he ran his business in that manner, 
he would be out of business. Mr. Hamming highlighted his conversation with a community 
member regarding the city as being run as a business. He voiced his opposition to a moratorium, 
believing that it will send a negative message to investors. He stated that there is a high 
probability that Wal-Mart has an alternate site planned outside of Palmer, if so; the city will have 
nothing to say about the manner in which the property is developed.  
 
Clarence Furbush stated that he has been in the area since 1968, and stated that since he has 
been here he has seen everything grow from here to Talkeetna. He stated that Palmer is historic, 
quaint, unique and that in the last five years, a number of businesses have located in Palmer. He 
stated that competition is what the country is built on. Mr. Furbush stated that Palmer is one of 
the most beautiful places. He spoke of code changes, special interests and expressed his favor of 
a moratorium.  
 
Kathy Wells, Friends of Mat-Su representative voiced her appreciation of Palmer’s planning and 
zoning process. She stated that the LRE is a good start and thanked Council Member Wood for 
his willingness to discuss the LRE and urged the council to take it under consideration. She 
stated the need for the City to possess the ability to tell businesses how they should fit in and 
serve the community.  
 
Phillip Furbush stated that although he is not in favor of Wal-Mart’s business practices, he 
cautioned the council of the practice of excluding retail businesses which will inhibit future 
growth. He stated the need to be a viable community and thanked the council for their 
consideration. 
 
Rick Shields asked the council to enact a moratorium and stated that the People for Palmer 
group have been spurred on by former Mayor Jim Cooper. He stated that Mayor Cooper and a 
council member called the LRE a reactionary document. He stated that there are no penalties 
within the ordinance should a retailer choose to not comply with the standards. He highlighted 
Homer’s ordinance. Mr. Shields stated that he is not affiliated with Wal-Mart in anyway and is 
not related to the Mayor. He stated that changing the ordinance in mid-stream provides for 
integrity. He stated that competition is good but Wal-Mart does not play on a level playing field. 
He asked the council to view the history regarding empty stores throughout the country left 
behind by Wal-Mart. 
  
Dave Daniels voiced his opposition to Wal-Mart and stated his desire to retain Palmer as a small 
town community. He stated that one Wal-Mart located in the Valley is enough and voiced his 
desire to not have another one within the community. 
 
Shirley Buchhold thanked Council Member Wood for his request of the moratorium. She stated 
that she feels it is a real mistake to have Wal-Mart within the community. She highlighted a 
conversation with a community member regarding the loss of downtown businesses. 
 
Wally Stewart stated that he has been in the retail business most of his life and stated that the 
issue of a Wal-Mart is a divisive issue. He stated that it the responsibility of the council to plan 
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long range. He highlighted the business practices of Wal-Mart and stated only one-third of the 
employees are covered under a benefit program and the remaining are on public assistance.  
 
Mike Sidebottom stated that he has made his living within the community as a meat cutter and 
highlighted the establishments in which he has worked. He stated that he currently works at Fred 
Meyer and asked the council to not allow Wal-Mart in the community. Mr. Sidebottom explained 
that if a Wal-Mart comes in the community, he will be one of those who will require state 
benefits. 
 
G. ACTION MEMORANDUMS 
 
Item 1 – Action Memorandum 05-048: Authorize the City Manager to Amend a Lease 
Agreement with Kevin Frohling, Spring Creek Farm 
MOVED BY: Pippel 
SECONDED BY: Hanson 

To authorize the city manager to amend the lease 
agreement with Kevin Frohling 

 
City Manager Healy explained that Mr. Frohling has had the airport hay leases for the previous 
five years and during that timeframe there has been a reduction of the acreage due to the 
improvements at the airport. He explained that Mr. Frohling requested the lease be reduced from 
$51 an acre to $41 an acre. 
 
Mayor Combs spoke of the return on the hay and the reduction request. 
 

Primary Amendment #1 to Main Motion 
Moved by: Pippel 
Seconded by: Carrington 

To require that Mr. Frohling waives all rights 
under paragraph 21 

 

Vote on Amendment: Motion carried by unanimous voice vote. 
 

VOTE ON MAIN MOTION: Motion carried by unanimous voice vote. 
 

Item 2 – Action Memorandum 05-049: Authorize a Public Use Easement on Tract A-2, 
Patterson  
MOVED BY: Pippel 
SECONDED BY: Wood 

To authorize a public use easement on Tract A-2, 
Patterson 

 
City Manager Healy explained the request by Mr. Ron Payne regarding a public use easement 
and the request from Denali North regarding the 60 foot easement across the bottom of the 
property. He spoke of the plan to run a 60 foot public use easement straddling the property line 
between the City’s property and Mr. Payne’s property.  
 
Council Member Pippel asked of the access to C8 and the two requested accesses. City Manager 
Healy stated that due to the size of the property, the two accesses were reasonable. He further 
spoke of the utility access and the extension to Commercial Drive.  
 
Council Member Wood asked City Manager Healy of the easement boundaries and the footage 
previously granted to Mr. Payne. Council Member Wood spoke of the southern easement as an 
access to City utilities. He asked of the City’s acceptance of the utilities within Commercial 
Drive. City Manager Healy explained the acceptance and the placement of the easement. 
 



_____________________________________________________________________________________________ 
City of Palmer, Alaska                                                                                           May 24, 2005 
                                                                                                                                Page 7 of 20 

Council Member Pippel spoke of the square footage and the necessity to line up with the “flag”. 
He spoke in opposition to the 60 foot easement on the City’s property. 
 
Russell Joyce, real estate agent involved in the property’s purchase and explained his 
representation of the buyer and the plans of the buyer. He explained that the intent of the buyer 
to move the right of way easement to the north within the “flag” and to share the remainder of 
the easement with the City.  
 
Council Member Pippel stated that the proposed area benefits the developer and not the city. Mr. 
Joyce stated that the two additional accesses would be beneficial to the City. 
 
Council Member Hanson asked of the progress of the extension of Denali, Knik Knik and 
Lobelia streets. City Manager Healy explained the extension and the properties served by 
construction.  
 
Council Member Pippel spoke of the 60 foot easement on the south side of the property and the 
request to designate public property to the developer. 
 
Council Member Wood asked of Commercial Drive and the lack of the easement for the 
extension of Commercial Drive. He voiced concerns of development within the vicinity of 
Mountain Rose Estates and the trees which would be removed by the easement.  
 

Primary Amendment #1 to Main Motion 
Moved by: Pippel 
Seconded by: Wood 

To amend the main motion to read: Authorize 
City Manager to approve a 66-foot wide public 
use easement on the southern 66 feet of Tract A-
2, with a 40-foot radius to transition to the north-
south easement, on the condition that the 
adjacent property owner to dedicate a 60-foot 
public use easement on the western 60 feet of 
Parcel C8, to align with the existing 60-foot 
access portion of Parcel C8 that connects to 
Cope Industrial Way 

 

Vote on Amendment: Motion carried by unanimous voice vote. 
 

VOTE ON MAIN MOTION: Motion carried by unanimous voice vote. 
 
Item 3 – Action Memorandum 05-050: Placement and Installation of Web Cam(s) within the 
City of Palmer 
MOVED BY: Pippel 
SECONDED BY: Wood 

To identify the placement and installation of web cams 
within the City of Palmer 

 
Council Member Pippel identified the possibility of placing a rotating web cam on the top of 
water tower. 
 
Ms. Bower explained that in conversation with the Chris Howatt, Information Technology 
Consultant, Mr. Howatt stated the need for the cameras to be placed on City property.  
 
Council Member Carrington recommended cameras be placed in the area of the FAA so that the 
cameras would view the airport and golf course. 
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Mayor Combs recommended that the cameras view the downtown area and take in Pioneer Peak.  
 
Council Member Wood recommended a rotating camera on top of the Visitors Center. 
 

Moved by: Pippel 
Seconded by: Erbey 

To postpone until the next meeting to gather 
further information regarding rotating cameras 

 

Vote: Motion carried by unanimous voice vote. 
 

VOTE ON MAIN MOTION: Motion postponed. 
 
Item 4 – Action Memorandum 05-055: Approve a Non-Objection Regarding an Agreement 
Between Matanuska Telephone Association and the City of Palmer 
MOVED BY: Pippel 
SECONDED BY: Wood 

To approve a non-objection regarding an agreement 
between Matanuska Telephone Association and the City 
of Palmer 

 
Council Member Hanson was recused due to a recognize conflict. 
 
Council Member Pippel asked of the area and the non-objection language. Attorney Snodgrass 
explained the intent of the non-objection language. 
 

VOTE ON MAIN MOTION: Motion carried by unanimous voice vote. 
 
Item 5 – Action Memorandum 05-056:  Authorize City Manager to Approve Subdivision 
Agreements Containing a Deed of Trust for the Performance Guaranty and to Accept the 
Engineer’s Certificate Without Construction Drawings 
MOVED BY: Pippel 
SECONDED BY: Carrington

To authorize the city manager to approve the 
subdivision agreements containing a deed of trust for the 
performance guaranty and to accept the engineer’s 
certificate without construction drawings 

 
City Manager Healy explained the previous authorization granted to the manager to enter into 
agreements and the form modeled after the municipality of Anchorage. He stated that the 
requested authorization would grant changes within the agreement. He explained the current 
required financial guarantee and stated that the deed of trust would be added as a guarantee. He 
stated that presently the developer’s engineer is required to certify the cost estimates, at a great 
cost to the developer. City Manager Healy explained that the second change would allow the 
developer to base costs on preliminary plans. He explained the last change as an increase to the 
errors and omissions insurance. 
  
VOTE ON MAIN MOTION: Motion passed by unanimous voice vote. 

 
Item 6 – Action Memorandum 05-057: Authorize the Purchase of a Utility Easement on the Max 
Sherrod Subdivision 
MOVED BY: Pippel 
SECONDED BY: Erbey 

To authorize the purchase of a utility easement on the 
Max Sherrod Subdivision 

 
Council Member Pippel asked of permanent and temporary easements and the need to acquire 
the easement due to the railroad right-of-way. Discussion ensued regarding the misalignment of 
the track and the need for the easement. 
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VOTE ON MAIN MOTION: Motion passed by unanimous voice vote. 
 
H. HEARINGS, ORDINANCES AND RESOLUTIONS 
 
Item 1 – Public Hearing – Ordinance No. 05-025-Z-6-SL: Rezoning Tract 1, T.A. Smith 
Subdivision From R2 (Medium Density Residential District) to CG (General Commercial 
District) (IM 05-050) 
MOVED BY: Pippel 
SECONDED BY: Hanson 

To adopt ordinance no. 05-025-Z-6-SL 

 
Mayor Combs opened for public hearing ordinance no. 05-025-Z-6-SL. There were no persons 
who wished to testify. 
 

Primary Amendment #1 to Main Motion 
Moved by: Hanson 
Seconded by: Pippel 

To amend section 1.B. to read: Access to the 
replatted property is restricted to the south side 
of the parcel on West Arctic Avenue or on the 
Glenn Highway as may be permitted by the State 
of Alaska; 

 

Vote on Amendment: Motion carried by unanimous voice vote. 
 

VOTE ON MAIN MOTION: Motion passed by unanimous voice vote. 
 
Item 2 – Public Hearing – Ordinance No. 05-026: Amending Chapter 17.28 (CL, Limited 
Commercial District) of Title 17 (Zoning) to Downzone its Residential Uses to No More Than 
Single Family Residences with the Exception of Uses Which Are In Conjunction with Ground 
Floor Commercial Use (IM 05-047) 
MOVED BY: Hanson 
SECONDED BY: Carrington

To adopt ordinance no. 05-026 

 
Mayor Combs opened for public hearing ordinance no. 05-026. There following persons 
testified: 
 

• Gabriel Layman, on behalf of Palmer Senior Center spoke in opposition to the ordinance. 
Mr. Layman cited the unfriendliness of the ordinance to seniors, citizens with mobility 
impairments or developers of affordable housing. He stated that units with above ground 
dwellings would not be marketable to seniors and would discourage seniors from living 
within commercial districts. Mr. Layman spoke of the difficulties citizens with mobility 
impairments would encounter in the commercial district. He stated that the seniors feel 
that the ordinance would discourage the development of affordable housing and spoke of 
grant funds available for housing development. Mr. Layman offered the following 
solution: incorporate into the ordinance exceptions limited to seniors and persons with 
mobility impairments or at a minimum create an exception for residential units where 50 
percent or more of the units are leased to individuals or families at or below market rates 
to individuals with limited means.   

• Jo Weller representing Phyllis Keyport voiced their support of the ordinance and stated 
that the preference would be that no residential development be allowed in commercial 
areas. She stated that both she and Ms. Keyport recognize the value of commercial 
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development and recognized the ordinance as a good compromise. Ms. Weller asked that 
the open space requirements be reinserted into the ordinance.  

 

Primary Amendment to Main Motion 
Moved by: Pippel 
Seconded by: Carrington 

To offer the following amendments: 
17.28.020 Permitted uses. 
A. Single family, two family and three family 

dwellings;  
B. Multiple family dwellings as part of a mixed 

use development below or above the ground 
level of the structure; 

17.28.064 Setback requirements. 
A. For ground level dwelling units (except for 

buildings existing as of January 17, 1978, in 
a recognized historic district, in which case 
the building setback for ground level 
residential use shall be the existing building 
setback) any part of a dwelling unit and 
residential garages the setbacks are: 

17.28.066 Open space requirements. 
A.  All residential uses require a minimum of 

200 square feet of open space for outdoor 
activities per dwelling unit. No dimension of 
the open space shall be less than 10 feet. This 
open space requirement does not apply to 
any building which has a footprint 
constructed before January 17, 1978, and 
which footprint has not been significantly 
altered.   

B.  Open space shall not be used for storage, 
driveway, vehicle or other parking, above 
ground building utilities or services, or any 
structures (other than a fence). Open space 
may be used for lawn, shrubs, or trees.  

17.08.297 Mixed use. 
A type of development that combines residential, 
commercial and/or office uses with a 
commercial district into one development or 
building. 

 

Vote on Amendment: Motion carried by unanimous voice vote. 
 

Primary Amendment #2 to Main Motion 
Moved by: Combs 
Seconded by: Hanson 

To divide the question to address the 
amendments which amend 17.28.064 A, 
17.28.066 and 17.08.297 as one and the 
amendments which amend 17.28.020 A & B as 
one 
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Vote on Amendment: Motion carried by unanimous voice vote. 
 

Primary Amendment #3 to Main Motion 
Moved by: Pippel  
Seconded by: Hanson 

To adopt amendments amending 17.28.064 
A, 17.28.066 and 17.08.297 

 

Secondary Amendment #1 to Primary Amendment 
Moved by: Wood  
Seconded by: Hanson 

To amend 17.28.020 A to read: 
A. Single or multiple family dwellings, as 

part of a mixed use development on 
and above the second floor or below 
the ground floor of commercial uses. 
Dwellings on or above the second 
floor shall be a minimum of ten feet 
above the average elevation of the 
finished grade of the building. One 
single-family dwelling per lot 
independent of commercial use is 
allowed.  

 
Ms. Jansen explained that the amendment does not allow two or three 
family dwellings at the street level as suggested by staff. She explained 
that the suggested amendments originated following a discussion with 
the Mayor, City Manager, City Attorney and herself regarding non-
conforming uses.  
 
Council Member Hanson stated that the intent of the ordinance to 
preserve commercial district zones that are hard to fight for and retain, 
he suggest that a date disclaimer to be placed in the ordinance. Ms. 
Jansen stated that she appreciated the desire to eliminate the creation of 
non-conforming uses but since the passage of the residential zoning 
changes, the process has been difficult and stated that if the goal is to 
make the code more user friendly, the issue would not be resolved with 
the date disclaimer. Council Member Hanson stated that the reason for 
the ordinance in the first place is the protection of the commercial zones.  
 
Council Member Pippel voiced his agreement with Council Member 
Hanson and asked of the intent of Council Member Wood. Council 
Member Wood explained that the amendment replaces the existing 
subsection A and combines subsection B.  
 
Attorney Snodgrass stated that the operative change by Council Member 
Wood’s amendment is that under the current code the allowance of more 
than one single family on a limited commercial lot but with the 
amendment there can be only one single family dwelling per lot. Council 
Member Wood explained the amendment as a limitation of single family 
dwellings in a commercial use lot. Attorney Snodgrass explained the 
amendment would allow for a single family dwelling or multiple family 
dwelling on top of the commercial building and keep one single family 
dwelling separate from the it, as opposed to the manner in which it is 
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currently written, a commercial building could have multiple family 
dwelling on top and multiple family dwellings separate from the 
commercial building.  
 

Vote on Amendment: The motion, as amended by secondary 
amendment #2 carried by 5-1 (Hanson) 
voice vote. 

 

Secondary Amendment #2 to Primary Amendment 
Moved by: Wood  
Seconded by: Pippel 

To amend 17.28.020 A to read:  
A. Single or multiple family dwellings, as 

part of a mixed use development on 
and above the second floor or below 
the ground floor of commercial uses. 
Dwellings on or above the second 
floor shall be a minimum of ten feet 
above the average elevation of the 
finished grade of the building. One 
single-family dwelling per lot other 
than and separate from the commercial 
building on the lot is allowed. 

 

Vote on Amendment: Motion carried by 4-2 (Hanson, 
Carrington) voice vote. 

 

Vote on Primary 
Amendment:  

Motion carried by 5-1 (Hanson) voice vote. 

 

VOTE ON MAIN MOTION: Motion passed by 5-1 (Hanson) voice vote. 
 
MOVED BY: Pippel 
SECONDED BY: Carrington

To move for reconsideration of ordinance no. 05-026 

 
Discussion ensued regarding the intent of the amendments.  
 
When questioned, Council Member Wood verified the intent of his amendment to limit single 
family residences on commercial lots. Discussion ensued regarding the intent of the council to 
retain the ability to limit the development of a single family dwelling on a commercially zoned 
parcel. Ms. Jansen spoke of non-conforming use language. Council Member Hanson spoke of the 
policy to require that if a house burns more than 60% that the resident must move from the 
property.  
 

VOTE ON MAIN MOTION: Motion carried by unanimous voice vote. 
 

MOVED BY: Pippel 
SECONDED BY: Erbey 

To postpone the vote on the main motion to the June 14 
meeting 

 

VOTE ON MAIN MOTION: Motion carried by unanimous voice vote. 
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Item 3 – Public Hearing – Ordinance No. 05-027: Amending Chapter 17.32 (CG, General 
Commercial) of Title 17 (Zoning) to Downzone its Residential Uses to No More Than Single 
Family Residences with the Exception of Uses Which Are in Conjunction with Ground Floor 
Commercial Use (IM 05-048) 
 
Mayor Combs opened for public hearing ordinance no. 05-027. There were no persons who 
wished to testify. 
 

MOVED BY: Wood 
SECONDED BY: Pippel 

To postpone action on ordinance no. 05-027 to June 14 
meeting 

  
VOTE ON MAIN MOTION: Motion passed by unanimous voice vote. 

 
Item 4 – Public Hearing – Resolution No. 1365 (A): Amending the City of Palmer Fiscal Year 
2005 Budget (IM 05-046) 
MOVED BY: Pippel 
SECONDED BY: Erbey 

To adopt resolution no. 1365 (A) 

 
Mayor Combs opened the public hearing for resolution no. 1365 (A). There were no persons who 
wished testify.  
 

VOTE ON MAIN MOTION: Motion carried by unanimous voice vote. 
 
Item 5 – Public Hearing – Resolution No. 05-012: Amending City of Palmer Utility Service 
Regulations by Allowing the Method of Certain Sewer Utility Fees for Irrigation Based on a 
Method of Averaging Utility Use for Residential Utility Customers and Providing for Separate 
Meters for Commercial Customers for Irrigation Purposes (IM 05-054) 
MOVED BY: Pippel 
SECONDED BY: Wood 

To adopt resolution no. 05-012 

 
Mayor Combs opened the public hearing for resolution no. 05-012. There were no persons who 
wished testify. 
 

VOTE ON MAIN MOTION: Motion carried by unanimous voice vote. 
 
MOVED BY: Hanson 
SECONDED BY: Pippel 

To extend the adjournment of the meeting to midnight 

 

VOTE ON MOTION: Motion carried by unanimous voice vote. 
 
Item 6 – Public Hearing – Resolution No. 05-013: Approving a Memorandum of Agreement 
with the Alaska Department of Transportation and Public Facilities for Maintenance of the 
Urban Revitalization Project (IM 05-055) 
MOVED BY: Pippel 
SECONDED BY: Erbey 

To adopt resolution no. 05-013 

 
Mayor Combs opened the public hearing for resolution no. 05-013. There were no persons who 
wished to testify. 
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Council Member Pippel asked of the maintenance agreement and the responsibility of the City. 
City Manager Healy explained the current maintenance by the City. 
 

VOTE ON MAIN MOTION: Motion carried by unanimous voice vote. 
 
I. BIDS 
 
J. UNFINISHED BUSINESS 
 
Item 1 - Ordinance No. 05-015: Amending Section 17.80.081 (Property Owner’s Protest) of 
Title 17 (Zoning) to Increase the Property Owner’s Protest Vicinity Definition From 300 Feet to 
600 Feet (IM 05-020) 
MOVED BY: Pippel 
SECONDED BY: Hanson 

To adopt ordinance no. 05-015 

 
Clerk’s note: A public hearing was held March 22. Action was postponed to the April 12 
meeting. During the April 12 meeting the ordinance was amended with action on the main 
motion postponed to the May 24 meeting.  
 

Primary Amendment #1 to Main Motion 
Moved by: Wood 
Seconded by: Pippel 

To amend 17.80.081 Property owner’s protest to 
read: 
B. For purposes of this section, land within 600 

feet of the outer boundary of the land to which 
the amendment applies, shall exclude land 
owned by: 

 

Vote on Amendment: Motion carried by unanimous voice vote. 
 

Primary Amendment #2 to Main Motion 
Moved by: Wood 
Seconded by: Carrington 

To amend 17.80.081 Property owner’s protest to 
read: 
A. Property owners of land to which a map 

amendment applies or of land with 600 feet of 
that land may protest the proposed map 
amendment in writing on forms provided by 
the City Clerk before or at the public hearing 
of the council. Written protests shall list 
reasons for the protest. If the owner or owners 
of more than one-third of the area to which 
the amendment applies or if the owner or 
owners of more than one-third of the area 
within 600 feet of that land deliver to the clerk 
signed written protests to the map 
amendment, the council shall not approve the 
amendment unless the ordinance approving 
the amendment specifically notes such protest 
or protests. 

 

Vote on Amendment: Motion carried by unanimous voice vote. 
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Primary Amendment #3 to Main Motion 
Moved by: Wood 
Seconded by: Combs 

To amend 17.80.081 Property owner’s protest by 
adding section C to read: 
C. A map amendment shall not be adopted if, 

cumulatively, 60 percent or more of the 
owners of land to which the map amendment 
applies and/or owners of land within 600 feet 
of the outer boundary of that land deliver to 
the clerk before or at the public hearing signed 
written protests to the amendment, except: 
1. Upon a five-sevenths (5/7) vote of the 

council to approve the amendment, or 
2. When the number of land owners in protest 

reduces to less than 60 percent of the 
number required for the protest to prevail 
prior to or at the public hearing. 
a. Withdrawals from a protest must be in 

writing and delivered to the clerk before 
or at the public hearing. 

b. If the number of land owners in protest 
is reduced to less than 60 percent, the 
map amendment may be adopted by a 
simple majority vote of the council. 

3. Persons having standing in a protest made 
under this subsection are limited to owners 
of land to which a map amendment applies 
and owners of land within 600 feet of the 
outer boundary of that land. 

4. The clerk shall prepare a process for 
implementation of this subsection. 

 
Council Member Pippel voiced his opposition to the amendment stating that 
zoning should not be completed by petition and spoke in support of the current 
process. 
 
Council Member Hanson voiced his opposition to the amendment and stated that 
the current process is comprehensive and designed to be objective. He stated that 
the council members are to be objective and stated that at times when a person is 
confronted with an issue of zoning in their backyard, they are less than objective. 
Council Member Hanson stated that the proposed process adds confusion to the 
process. 
 
Council Member Erbey voiced his opposition to the 5/7 language and stated that 
he doesn’t feel that the amendment is a workable solution. 
 
Council Member Wood stated that there has been talk of the ability of citizens to 
readdress zoning issues and spoke of the previous requirement of a 5/7 vote of the 
council regarding protest procedures. He explained that as the code is currently 
written, the protesting citizens are left without an opportunity to prevail. Council 
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Member Wood spoke of the initiative and referendum process and the 
classification of zoning as special legislation and is therefore exempt from the 
process; leaving the citizens without avenue of redress. He described the current 
process as a daunting process and expressed the council’s obligation to the 
community as a whole and the authority and ability to consider a part of the city 
as opposed to the entire city.  
 
Council Member Carrington stated that Palmer is one of the few cities which has 
had zoning laws in place and have been quite successful at governing those laws. 
 
Council Member Wood stated that the amendment continues to allow the council 
the ability to disregard and ignore a protest and doesn’t believe that the council 
loses anything by adopting the amendment.  

 

Vote on Amendment: Motion failed by 5-1 (Wood) voice vote. 
 

VOTE ON MAIN MOTION: Motion carried by unanimous voice vote. 
 
K. NEW BUSINESS 
 
Item 1 – Action Memorandum 05-051: Directing Administration to Draft an Ordinance 
Amending Chapter 17.16 (District Establishment and Zoning Map) to Establish Large Retail 
Establishments as a Distinct District Within the City to Be Entitled “LRE, Large Retail 
Establishment District”  
MOVED BY: Wood 
SECONDED BY: Hanson 

To direct the administration to draft an ordinance 
amending Chapter 17.16 (District Establishment and 
Zoning Map) to establish large retail establishments as a 
district within the City to be entitled “LRE, Large Retail 
Establishment District” 

 
Council Member Pippel voiced his concurrence with the attempt to draft an ordinance 
establishing an LRE district. 
 

Primary Amendment to Main Motion 
Moved by: Wood 
Seconded by: Pippel 

To direct the administration to draft an ordinance 
amending Chapter 17.16 (District Establishment 
and Zoning Map) that establishes large retail 
establishment as a distinct district within the city 
of Palmer, to be entitled: C-LRE Commercial – 
Large Retail Establishment District 

 

Vote on Amendment: Motion failed by 3-3 (Wood, Pippel and 
Carrington in favor - Erbey, Hanson and Combs 
in opposition) roll call vote. 

 
Council Member Hanson stated that he feels the motion is a gimmick to imply that the City will 
allow the district but will not have a place to put the retail establishments. He voiced his 
opposition to the drafting of an ordinance.  
 
Council Member Wood stated that there are two existing classifications under the commercial 
district. He stated that LRE’s are completely different from the commercial districts and 
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expounded on the designation’s benefit to the City.  
 
Mayor Combs expressed his view that LRE’s should be established in a commercial zone. He 
stated that does not view an advantage to bring the language forward into a separate district.  
 
Council Member Carrington stated that the ordinance could be an approach to control LRE’s but 
due to the comprehensiveness of existing LRE, he voiced his comfort level with the retention of 
its language. He stated that should amendments be needed, efforts should be focused on that task. 
 
Council Member Erbey voiced his agreement with Council Member Hanson and voiced his 
opposition to the action item.  
 

VOTE ON MAIN MOTION: Motion failed by 2–4 (Pippel, Wood) voice vote. 
 
Item 2 – Action Memorandum 05-052: Directing Administration to Draft an Ordinance for 
Inclusion in Title 17 that Establishes Minimally, the Permitted, Conditional and Prohibited Uses, 
Standards, Square Footage and Permitting Process for Large Retail Establishments  
MOVED BY:  
SECONDED BY:  

NO MOTION WAS MADE 

 

VOTE ON MAIN MOTION:  
 

Item 3 – Action Memorandum 05-053: Directing Administration to Draft an Ordinance Enacting 
a Moratorium Within the City of Palmer for a Period of Six Months From May 24, 2005, on the 
Permitting or Construction of Large Retail Establishments for the Purpose of Organizing the 
Large Retail Establishment District Palmer Municipal Code  
MOVED BY: Hanson 
SECONDED BY: Pippel 

To direct administration to draft an ordinance enacting a 
moratorium within the City of Palmer for a period of six 
months from May 24, 2005, on the permitting or 
construction of large retail establishments for the 
purpose of organizing the Large Retail Establishment 
District Palmer Municipal Code 

 
Council Member Hanson read the following statement written by him in opposition to the action 
item (summarized): 
 

• Highlighted his involvement with the Planning and Zoning Commission and City Council; 
• Spoke of the conditions of the City in 1992; the conditions included vacant store fronts, 

unkempt downtown area, gravel streets, the serious upgrades needed at the water and sewage 
treatment facility, limited activities for children, little growth, no annexation plans, a police 
force in constant transition and inadequate public works equipment; 

• Leadership which held to the promise to correct the issues and made Palmer a vibrant, 
charming community and the tax revenues used to make improvements; 

• The reliance of City government on tax revenues as an investment in the community; 
• The origination and history of the LRE ordinance; 
• The imperativeness of the City to live with the rules created by the LRE to demonstrate to 

potential investors the trust that can be placed in the rules governing the city; 
• The potential for Wal-Mart to locate just outside the Palmer city limits and lack of standards 

which would govern their development; 
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• The lack of authority by the Borough to control architecture, landscaping and traffic control; 
leaving the items to be governed by Wal-Mart; 

• The development of an LRE ordinance as a mechanism to encourage development while 
attempting to preserve Palmer’s value rather than a knee-jerk document; 

• The council’s investment in the improvement of the downtown area; 
• The significant impact of a moratorium on the ability to continue investing in the downtown 

area and other areas of the City should potential investors view Palmer as a risk; 
• Economic impact studies completed on communities outside of Alaska and the uniqueness of 

Palmer with the respect to Palmer’s high growth and limited outlets for retail goods with the 
exception of neighboring communities; 

• The affects of Wal-Mart on Kodiak, the cost of living decline by 7.8 percent and the increase 
of merchandise sales from 1.26 million to 34 million in the community; 

• The request of a moratorium as a manner to address traffic congestion and the increasing 
problem of traffic with or without a large retailer; 

• The charm that has been nurtured throughout the past number of years and its potential loss 
due to the lack of resources to support it and the efforts to control the manner in which retail 
establishments such as Wal-Mart develop. 

 
Council Member Pippel voiced his skepticism regarding Wal-Mart. He explained his 
representation of all 6,000 citizens within the City and stated that should the council elect to 
enact a moratorium, large retail establishments have the ability to build just outside the City. 
Council Member Pippel expanded on the consequences of a large retail establishment on the 
Palmer-Wasilla Highway, outside of the City limits.  
 
Council Member Wood asked for a point of order regarding the issue at hand. He stated that the 
issue was not Wal-Mart. Mayor Combs spoke to the point of order and stated the appropriateness 
of using Wal-Mart as an example of a large retail establishment and the effects of a moratorium.  
 
Council Member Erbey spoke of the citizen concerns and accusations by citizens regarding the 
council not being informed of the consequences of Wal-Mart and not listening their views. He 
stated that he has listened to over 20 people talk about Wal-Mart and stated that the true issue is 
that of a narrow revision of the LRE would cause it to be so restrictive that Wal-Mart or any 
retail establishment would choose to build not only on the Palmer-Wasilla Highway but on the 
Glenn Highway across from the Fairgrounds. Council Member Erbey stated that if that were to 
happen, the City would have no control over their development. He commented on Wasilla’s 
ability to build the $25 million Sports Complex and Palmer’s ability to build the Ice Arena and 
stated that if large retail establishments are built out of the City limits, the City would lose the 
ability to provide any services to the community. 
 
Council Member Wood spoke of the grandiose speeches regarding Wal-Mart and commented on 
his intention of enacting a moratorium to enable the City to establish a large retail establish 
district and to complete an economic impact study. 
 
Mayor Combs spoke of the Large Retail Establishment ordinance explaining the process and the 
input of the community to craft the ordinance. He stated that any time a moratorium is spoke of 
within a community; a message is sent notifying investors that there is not a level of consistency 
or dependability within the community. Mayor Combs spoke of the need to have a healthy 
community as having a healthy economy. He stated that large retail establishments enable the 
community to have both. He voiced his opposition to a moratorium.  
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VOTE ON MAIN MOTION: Motion failed by 1– 5 (Wood) voice vote. 
 
Item 4 – Action Memorandum 05-54: Directing Administration to Develop and Implement a 
Community Design Manual  
MOVED BY: Wood 
SECONDED BY: Combs 

To direct the administration to develop and implement a 
community design manual 

 

Moved by: Carrington 
Seconded by: Erbey 

To postpone to the June 14 meeting 

 

Vote: Motion carried by 5-1 (Pippel) voice vote. 
 

VOTE ON MAIN MOTION: Motion postponed to June 14. 
 
L. CITY MANAGER’S REPORT 
 
City Manager Healy reported on the following items: 

• The pursuit of right of way easement for the Dogwood Avenue intersection. 
 
M. CITY CLERK’S REPORT 
 
N. RECORD OF ITEMS PLACED ON THE TABLE 
 
The following items were placed on the table: 

• Financial statements from Mr. Castaneda; 
• Letters regarding ordinance no. 05-025-Z-6-SL; 
• Special meeting notification; 
• Library statistics; 
• Council Member Wood’s amendments; and 
• Staff amendments to ordinance nos. 05-026 and 05-027 

 
O. AUDIENCE PARTICIPATION 
 
Lana Strompolis explained that she voted for all of the council members and expressed her 
belief in their work. She stated her desire for the council to work together and expressed the need 
to listen to citizens. Ms. Strompolis explained that she is for the council and the community. She 
asked that a public hearing be held to consider the large retail establishment. She described 
Palmer as a beautiful, spiritual and historical place.  
 
P. COUNCIL COMMENTS 
 
Council Member Erbey stated that he will be absent for the June 14 meeting. 
 
Council Member Pippel thanked the audience for the attendance.  
 
Council Member Wood voiced his disappointment with the events of the New Business items 
and stated that more consideration should have been given to the items. He stated that a mockery 
had been made of every zoning district that have unique circumstances separate from other 
zoning districts and the LRE falls within those parameters. He explained that the council was 
myopic with their vote. Council Member Wood thanked the audience for their participation. 
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S. ADJOURNMENT 
 
With no further business before the Council, the meeting adjourned at 12:02 a.m.  
 
APPROVED THIS 14th day of June, 2005. 
 
 

              /s/ 
       John C. Combs, Mayor 
 
 
                /s/ 
Janette M. Bower, City Clerk  
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