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MINUTES 
CARBONDALE HISTORIC PRESERVATION COMMISSION 

September 2, 2021 

CALL TO ORDER 
Nick Miscione called the in-person/virtual September 2, 2021, 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 
Carole Klein, Member 
Eric Doud, Member 
Melissa Jones, Member 
Jess Pederson, Member (Late) 
Heather MacDonald, Alternate 
 

Town Staff Present: 
 
 
Guests: 

John Leybourne, Town of Carbondale Staff Liaison 
Kae McDonald, Boards & Commissions Clerk 
 
Keith Walzak, Cushing Terrell 
Dave Dixon, Cushing Terrell 
 

CONSENT AGENDA 
Motion Passed: John Williams moved to approve the Carbondale Historic Preservation Commission 
(CPHC) meeting minutes from August 5, 2021.  Eric Doud seconded the motion, and it was 
unanimously approved.  
 
PERSONS PRESENT NOT ON THE AGENDA    
There was no one present, not on the agenda, to address the CHPC. 
 
COMPREHENSIVE PLAN UPDATE    
Keith Walzak of Cushing Terrell opened the discussion.  He asked the commissioners to refer to the 
packet attachment and consider it as it relates to historic preservation.  To provide a collective 
understanding of the project’s progress, he reviewed what has been done and what is next.  Keith 
stressed that this is an update to the Comprehensive Plan, and they have been tasked with addressing 
specific topics.  There are six key plan elements including: 

• Vision and Goals 
• Growth Projections and Capacity 
• Future Land Use Map 
• Mobility (Multi-modal focus) 
• Aging in Community 
• Climate Action Plan 

 
There are three key geographic focus areas: 

• Downtown (HCC Zone) 
• Downtown North 
• High Density Residential Areas 

 
Keith noted that they were working through the Community Engagement Plan and were able to conduct 
several meetings that included the Spanish-speaking members of the community.  Based on feedback 
from the survey results and the community meetings, there are six emerging themes: 

• Attainable housing for Carbondale’s workforce 
• Preserve Carbondale’s small town, funky character 
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• Recent growth is overwhelming and there is a desire to grow slowly and intentionally 
• Traffic congestion needs to be addressed 
• Focus on sustainability and Climate Action plan 
• Protect/preserve natural resources and open space 

 
Keith specifically noted the responses to the two survey questions addressing historic preservation: 

• 85% of survey respondents thought having a historic downtown was an economic boost for 
Carbondale 

• 84% of survey respondents would like to see incentives to preserve Carbondale’s historically 
significant buildings 

• Demographics for survey showed over 50% of the respondents were over age 55 
 
Keith noted that they will be meeting with the Project Steering Committee three more times, and later in 
the fall/early winter they will be submitting the draft update to the Planning and Zoning Commission and 
Board of Trustees for their review and eventual adoption.  It is possible that the consultants will meet with 
the six different topical focus groups after the draft update has been reviewed. 
 
Dave Dixon presented the information on the slides that outlined growth projections, projected housing 
unit demand, and residential pipeline activity: 

• Ten-year projections suggest up to 1,200 new residents of Carbondale 
• Projected need for 450 new housing units 
• Approximately 75% of that projected need has either been recently completed, is currently being 

built or has been approved for construction 
• Remaining housing needs can be accommodated within the current town limits 
• The existing housing inventory in located in a compact and dense area 
• Key for residential focus area is to maintain compatibility 
• Downtown North will be an extension of the downtown area and opportunity for housing diversity 

 
Keith wrapped up the presentation by highlighting the Town of Carbondale’s Climate Action Plan and 
comparing it to the 2013 Comprehensive Plan: 

• Current strategies are different than those presented in 2013 
• Carbondale is progressive compared to many communities of the same size 
• Cushing Terrell is proposing a new framework that covers climate protection, resilience, and 

equity 
 
Keith summarized overall findings to date: 

• Carbondale is an engaged community 
• Growth isn’t a stress point 
• Possible adjustments to the UDC 
• Residential infill is a focus and must be compatible 
• Aging in the Community is important 
• Climate Action Plan components are also of concern 

 
Questions/Comments: 
Eric Doud noted that the two historic zones in town are very different—one is commercial and the other is 
residential.  He thought it was important to discuss why development isn’t happening in the Historic 
Commercial Core and how to enhance development while preserving buildings at the same time. 
 
Keith appreciated Eric’s comments and agreed that he pointed out a critical issue—whether it viewed 
through a historic preservation lens or not, there are reasons why development hasn’t happened in the 
downtown area. 
 
John Williams pointed out that the HCC needs to be preserved, but by remodeling owners will destroy the 
integrity.  John would like to see financial incentives to preserve historic building exteriors within the HCC.  
He also feels like the Old Town Residential faces similar issues and would like to see the Board of 
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Trustees establish a fund to help homeowners maintain architectural features while upgrading their 
buildings.  John emphasized the importance of retaining the historic feeling in the downtown area. 
 
Heather suggested considering a historic overlay district.  She also asked whether there will be a density 
change in zoning. 
 
Keith responded that the update will not propose zone changes and noted that if anything, the update will 
clarify current zoning and clearly describe uses. 
 
Eric Doud observed that economic activity is directly proportional to available parking.  He suggested 
developing a “parking district” that would ease parking requirements on individual property owners—the 
TOC could purchase available empty lots for surface parking and build parking structures as needed. 
 
Keith responded that they have heard similar observations from other people.  He pointed out that 
compared to other municipalities the parking requirement might be on the high side, but acknowledged it 
is not the only issue.  In terms of economic development, he noted other issues include building height 
restrictions and requiring retail on the ground floor.  Keith thought the historic overlay district deserves 
some consideration and observed that while it has worked well in other municipalities (Durango, for 
example) it does prove challenging for property owners. 
 
Melissa replied that the Commission didn’t discuss historic overlay districts in that way, but rather 
discussed providing placards for property owners to post on their buildings/property.  She added that a 
historic overlay district would add to that, but also acknowledged that there will be some pushback from 
property owners. 
 
Keith pointed out that interpretive plaques can be done now, while an overlay district requires zoning 
regulation.  He suggested spending more time researching this option to clearly understand what the 
Commission wants to accomplish. 
 
Eric Doud added that the Commission has discussed folding the OTR into the review process to ensure 
compatibility with infill, so the historic character isn’t overwhelmed by new architecture.  He noted that the 
OTR design guidelines would be similar to the HCC’s but also acknowledged that the Commission wants 
to avoid impinging on property rights. 
 
Keith suggested requesting that the Planning & Zoning Commission develop more specific residential infill 
design standards as part of the code. 
 
John Leybourne explained that with the adoption of the UDC, that type of design standard was eliminated 
because many felt it wasn’t working as it should. 
 
Eric Doud noted that with the heightened need for residential density, ADUs are an important part of that 
and suggested an easing of requirements to help property owners. 
 
Keith agreed that the TOC should be able to find balance between property rights and design standards 
and suggested reviewing the City of Durango’s infill standards. 
 
Nick voiced his opinion that the HCC needs to be activated both for residential and economic purposes.  
He pointed out the number of vacancies that exist along Main Street along with the number of vacant lots 
available for development.  He thought that historic preservation in the Downtown Core should be linked 
to maintaining pedestrian scale as opposed to the development along the Highway 133 corridor which 
caters to “windshield” scale.  He noted that while “restaurant row” is successful on Main Street, there isn’t 
much retail--he has heard from business owners that they just don’t get the same volume compared to 
the Highway 133 corridor.  He added that the community has sacrificed Main Street for convenience and 
pointed out that pedestrian walkability is now wielded as a political issue.  He asked the consultants if 
they had any recommendations that could promoted pedestrian scale and thereby bringing back vitality to 
the Downtown Core. 
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Keith responded that the strategy is about economics and place-making.  He stressed the creation of a 
focal point but wondered if that focal point needs to be four or five stories would it still enhance a 
pedestrian experience. 
 
Nick replied that he wasn’t opposed to that type of focal point and observed that given the current height 
restrictions and required commercial and affordable housing components currently in place, most 
developers can’t currently pencil it out. 
 
Heather suggested offering the affordable housing unit to a business’s employee as an employment 
incentive--similar to many places in Aspen. 
 
Nick pointed out that Aspen is different because there are a lot of programs property owners can tap into, 
so the cost isn’t all the developer’s responsibility. He reiterated his support for increasing building height. 
 
Keith suggested reviewing the parking ratios and allow the market to determine the necessary parking. 
 
Nick asked about the future for Downtown North. 
 
John Leybourne replied that, except for Sopris Lodge, there is a single owner for the two designated plats 
that comprise Downtown North. 
 
Keith added that there has been some discussion concerning its development, but the property owner 
wants to wait for the Comprehensive Plan update to be complete before he submits his proposal. 
 
Jess noted that blocking off Main Street has been successful for the restaurants during the pandemic. 
 
John Williams noted a more extensive closure might also be successful for retailers, as well, and it would 
add to the historic downtown character. 
 
Jess also noted that the Farmer’s Market has also been successful, but it also comes at a cost to the 
luncthtime eateries. 
 
Nick suggested the need for a big draw for the downtown area—like a Trader Joes. 
 
Eric Doud pointed out that the Downtown North development will evict a few small businesses, and the 
community that will be most impacted is the artist live/work community. 
 
Keith responded that there are currently 50 or 60 tenants in that area providing up to 160 jobs.  He 
thought the property owner would be sensitive to their displacement. 
 
Eric Doud added the need to expand the open ditch system because access to ditchwater is a benefit to 
property owners. 
 
ADJOURNMENT 
The September 2, 2021, regular meeting adjourned at 7:45 p.m. The next regular meeting is scheduled 
for October 7, 2021 at 6:30 pm. 
 
 
 


