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MINUTES 
CARBONDALE HISTORIC PRESERVATION COMMISSION 

February 3, 2022 

CALL TO ORDER 
Nick Miscione called the in-person/virtual February 3, 2022, meeting to order at 6:30 p.m. 

 
ROLL CALL 
The following members were present for roll call:  
 

Members:  
 

Nick Miscione, Chair 
John Williams, Member 
Eric Sechrist, Member 
Kim Magee, Member 
Melissa Jones, Member 
Eric Doud, Member 
Jess Pederson, Member 

Town Staff Present: 
 
 

Lauren Gister, Town of Carbondale Manager 
John Leybourne, Town of Carbondale Staff Liaison 
Kae McDonald, Boards & Commissions Clerk 
 

CONSENT AGENDA 
Motion Passed: John Williams moved to approve the Carbondale Historic Preservation Commission 
(CPHC) meeting minutes from January 6, 2022.  Melissa Jones seconded the motion, and it was 
approved with Eric Doud and Jess Pederson abstaining. 
 
PERSONS PRESENT NOT ON THE AGENDA    
Lauren introduced herself and noted that she was attending the meeting to acquaint herself with advisory 
board/commission members. 
 
COMPREHENSIVE PLAN UPDATE    
Nick noted that the Comprehensive Plan Update draft was included as part of the meeting packet and 
opened the topic for comment. 
 
John Leybourne noted that Section 5.6 lists recommendations specific to historic preservation and 
pointed out that public comments were supportive of items brought forth by the Historic Preservation 
Commission.  He suggested reviewing the ten recommendations listed in Section 5.6 and, if commission 
members agree, producing a letter of support. 
 
Eric Doud thought the ten recommendations were “right on” and that it was a fairly complete “To DO” list.  
He commented that the ball is now in the HPC’s court to follow through on the recommendations. 
 
Melissa was in general support of the ten recommendations and thought Recommendation #1 – 
developing a revolving loan program – was a good point.  She also thought Recommendation #3 – 
clarifying historic area boundaries with property owners and Recommendation #10 – Consider ways to 
adopt form-based code language that places larger emphasis on character, massing, and scale, building 
articulation and adjacencies rather than enforcing building use as the basis of requirement were also 
important recommendations. 
 
Jess pointed out that the Unified Development Code already addresses the requirement for adding onto 
or building adjacent to a historic property. 
 
Eric Doud replied that the task is to develop language because the Old Town Residential lacks any kind 
of review process.  He agreed that there are infill guidelines, but they need updating.  He would like to 
pursue funding that can be used to hire a consultant that will produce guidelines for the OTR and 
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incorporate it into the Historic Commercial Core.  He also suggested that the Structure of Merit definition 
should be revisited so there isn’t a repeat of 234 Main — language needs to be added to Chapter 16 to 
prohibit demolition without an approved plan. 
 
John Williams agreed that Recommendation #1 was important as well as Recommendation #2 --- Update 
the Downtown historic design guidelines and expand for residential uses, particularly into the Old Town 
Residential.  He thought it was important to find a way to allow the HPC to review demolition plans and be 
given the authority to do more than just make recommendations -- they have a mandate to save historic 
buildings. 
 
Jess noted that they are in between getting away from the courtesy review without taking away property 
rights.  He pointed out that many buildings have outlived their useful life and there are also environmental 
concerns with buildings as they are; many building owners are struggling with the quandary.  Jess also 
pointed out that many buildings are modest and might not appeal as much as grander architecture. 
 
John Williams commented that they aren’t advocating preserving the old-style construction method –- 
they need to modernize – but to preserve the curb appeal.  He agreed that there should be opportunities 
to add space behind a historic building. 
 
Jess pointed out that he has been a member of the Historic Preservation Commission for about two years 
and there has only been one courtesy review.  He thought the conversation was more about what could 
be done, but there haven’t been opportunities to implement it. 
 
Eric Doud thought the HPC was tasked with the enabling language, and he would like to see some teeth 
added to that purpose.  He agreed it was important to balance the community view with private property 
rights.  He suggested that one way to develop the language would be to have the task force review it and 
bring it to the HPC for discussion because it would be cumbersome to complete the task in an open 
forum.  He noted the demolition of 234 Main has been a real loss and this task must be done. 
 
John Williams noted the urgency of getting language in place before development gets out of hand. 
 
Jess suggested getting the proposed language to the Comprehensive Plan Update consultants and they 
may be able to provide guidance for the UDC adoption process. 
 
Eric Doud pointed out that the consultants are only taking it through the update, and it is then up to the 
HPC to request changes to the UDC. 
 
John Williams commented that the removal of the historic cornice on the Dinkel building was not 
acceptable and shouldn’t be allowed to happen to any other buildings in the historic core. 
 
Jess reminded John Williams that that happened in the 1990s and was the trigger for the formation of the 
Historic Preservation Commission and development of design guidelines. 
 
John Leybourne noted that the HPC still has input on those properties in red (Figure 15, in CPU draft) as 
part of the courtesy review process. 
 
Eric Doud responded that the review shouldn’t occur unless the proponent has fulfilled all the 
requirements.  He didn’t take issue with new construction but thought the process has fallen short on 
demolitions and that is where work is needed on new language. 
 
John Leybourne reminded commission members that the task at hand was writing a letter of support for 
the proposed recommendations.  He noted that it needs to be submitted before February 25th and would 
like to remain focused on what to include and who will write the letter. 
 
Nick responded that he would be happy to write it but cautioned that he tends to be more pro-
development in the HCC and isn’t sure commission members agree with that. 
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John Williams commented that the letter should be aimed at the recommendations.  He suggested having 
the task force come up with ideas by early next week and forward those to Nick for final review. 
 
John Leybourne pointed out that the focus of the letter should be to agree or disagree with the 
recommendations as stated or to add additional recommendation. 
 
Nick stated that there was nothing listed that he disagreed with and thought the consultants had done a 
good job steering toward the recommendations.  He thought the letter could be as simple as a paragraph. 
 
John Leybourne agreed and indicated it was more a message to staff and the consultant on the 
recommendations. 
 
Eric Doud agreed the letter could simply state support for the recommendations as presented.  He didn’t 
think it needed to get into specifics but stated that he would like to see the final draft before it is 
submitted.  He did note that he thought Recommendation #3 (Work with property owners to ensure 
historic area boundaries are accurate and clear) was unclear because the zoning boundaries are all over 
the place. 
 
Jess commented that so many buildings have been added onto, he interpreted this recommendation as it 
pertains to specific historic buildings rather than zoning boundaries. 
 
Nick asked Jess to clarify his use of “boundaries” as it pertains to a building’s footprint because he 
interpreted that statement as zoning.  Nick stated that he liked Jess’s interpretation. 
 
Lauren suggested asking the consultants for clarification. 
 
Jess pointed out that Recommendation #1 – a dedicated funding source – could be supplemented by 
imposing a tax on demolition or satisfying the parking requirement by paying into the fund.  He was also 
concerned about implementation and noted that adding teeth to the various codes was most important. 
 
Motion Passed: Eric Doud moved to designate Nick Miscione with drafting a letter in support of the 
Comprehensive Plan Update recommendations and with clarification of Recommendation #3’s language 
incumbent upon the final review and approval by the members of the Historic Preservation Commission.  
Kim Magee seconded the motion, and it was unanimously approved. 
 
Motion Passed: Eric Doud moved to designate the plaque program task force with reviewing the 
Comprehensive Plan Update recommendations and drafting stronger language for Chapter 16 and the 
Unified Development Code that would both promote a balance between property owners rights and the 
Historic Preservation Commission review process but also strengthen the review process.  John Williams 
seconded the motion, and it was unanimously approved. 
 
2022 GOALS AND OBJECTIVES    
Kim reported that the Structure of Merit plaque program letter has been mailed and there have been 
approximately seven positive responses.  She pointed out that a QR code needs to be developed so it 
can be given to the plaque manufacturer. 
 
Eric Sechrist explained that one can search for a QR code generator on the internet and after the 
designated URL code is provided the QR code can be generated. 
 
John Williams added that a lot of letters were sent out and they will wait until spring before a set of 
plaques is manufactured; those that are informational must have property owner approval.  John Williams 
and Eric Doud are planning on installing the plaques. 
 
Nick noted that Recommendation #2 (Update the Downtown historic design guidelines and expand for 
residential uses, particularly into the Old Town Residential [OTR] neighborhood) wasn’t discussed and 
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wondered if it was better to address that topic at another meeting, particularly because there isn’t any 
funding for it. 
 
John Leybourne stated that there is $6,000.00 in the 2022 budget. 
 
John Williams pointed out that previous decisions have earmarked $5,000.00 for a consultant and 
$1,000.00 for the plaque program. 
 
Nick reiterated he thought it best to table the discussion until another meeting so there is sufficient time to 
discuss the topic. 
 
Kim wondered that since the task force has been charged with reviewing the language if it was necessary 
to hire a consultant. 
 
Eric Doud replied that while the task force can clarify language for Chapter 16 and the UDC, specific 
design language is needed for the OTR design guidelines. 
 
Nick responded that the Historic Preservation Commission doesn’t currently have purview over the OTR, 
so having OTR design guidelines is premature. 
 
Jess noted that many surrounding communities have good examples that could guide the appropriate 
verbiage. 
 
Erci Doud agreed but noted that a consultant would be needed for a final review. 
 
John Williams asked how the process would work to fold the OTR into the HCC. 
 
John Leybourne explained that the initial step will be to adopt the Comprehensive Plan Update, which 
would then drive any changes to Chapter 16.  He added that while the development of design guidelines 
is part of the ordinance process, it is almost the last step. 
 
ADJOURNMENT 
The February 3, 2022, regular meeting adjourned at 7:35 p.m. The next regular meeting is scheduled for 
March 3, 2022, at 6:30 pm. 
 
 


