
 
 CARBONDALE BOARD OF TRUSTEES 

REGULAR MEETING 
JANUARY 10, 2023 

CARBONDALE TOWN HALL AND  
VIA ZOOM 

6:00 P.M. 
 
You are invited to a Zoom webinar. 
When: Jan 10, 2023 05:30 PM Mountain Time (US and Canada) 
Topic: Town of Carbondale Board of Trustees 1-10-2023 Regular Meeting 
 
Please click the link below to join the webinar: 
https://us02web.zoom.us/j/81453697533 
Or One tap mobile :  
    US: +17193594580,,81453697533#  or +13462487799,,81453697533#  
Or Telephone: 
    Dial(for higher quality, dial a number based on your current location): 
        US: +1 719 359 4580  or +1 346 248 7799  or +1 669 444 9171  or +1 669 900 6833  or +1 253 
205 0468  or +1 253 215 8782  or +1 305 224 1968  or +1 309 205 3325  or +1 312 626 6799  or +1 
360 209 5623  or +1 386 347 5053  or +1 507 473 4847  or +1 564 217 2000  or +1 646 931 3860  or 
+1 689 278 1000  or +1 929 205 6099  or +1 301 715 8592  
Webinar ID: 814 5369 7533 
    International numbers available: https://us02web.zoom.us/u/kiWxKtqIv 
 
 
PLEASE NOTE THAT ALTHOUGH THE INVITATION TO THE ZOOM MEETING LISTS 
THE STARTING TIME AS 5:30 THE MEETING ACTUALLY STARTS AT 6:00 P.M. 
 

STUDENT OF THE MONTH 
 AWARD 

   
TIME*  ITEM DESIRED OUTCOME 
 

6:10 
 

1. 
 
Roll Call 

 
 

 
6:10 

 

 
2. 

 
Consent Agenda 
a. Accounts Payable  
b. BOT 12/27/2022 Regular Meeting 

Minutes 
c. Liquor License Renewal – Peppino’s 
d. Liquor License Renewal – 450 

Teppanyaki 
e. Liquor License Renewal – Plosky’s Deli 
f.     Liquor License Renewal – Homestead 
g. Retail Marijuana Store Renewal – 

Goodflower 
h. On-Call Snow Removal Agreement 
i.    Thompson Divide Support Letter 
j.    Resolution No. 1, Series of 2023 – 

 
 
ATTACHMENT A 
ATTACHMENT B 
 
ATTACHMENT C 
ATTACHMENT D 
 
ATTACHMENT E 
ATTACHMENT F 
ATTACHMENT G 
 
ATTACHMENT H 
ATTACHMENT I 
ATTACHMENT J 
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Publishing of Notices 
k. Construction Contract – Re-Build of Red 

Hill Porta Potty Shelter 
l.    Highway 82 Rest Area Lease Agreement 
m. Recommendation for Reappointment – 

Public Arts Commission 
 

 
ATTACHMENT K 
 
ATTACHMENT L 
ATTACHMENT M 
BOT Action Desired 

 
   6:20 

 
3. 

 
Persons Present Not On The Agenda 
   

 
 

 
   6:30 

 
4. 

 
Trustee Comments 
 

 
 

 
  6:45 
 

 
5. 

 
Attorney’s Comments 
 

 
 

 
  6:45 

 
6. 

 
Manager’s Comments 
 

 

 
  6:50 
 

 
7. 

 
Adoption of Community Housing Plan 
 

 
ATTACHMENT N 
BOT Action Desired 

 
  7:15 

 
8 

 
Town Center Pre-Development Agreement - 
Artspace 

 
ATTACHMENT O 
BOT Action Desired 

 
 7:45 

 
 9. 

 
Chacos Park Naming/Dedication 
 

 
ATTACHMENT P 
BOT Action Desired 

 
 8:00 

 
10. 

 
Special Event Calendar Adoption 
 

 
ATTACHMENT Q 
BOT Action Desired 

 
 8:10 
 

 
11. 
 

 
Pool Project Owner’s Representative Selection 
Update 
 

 
ATTACHMENT R 
Discussion 

 
8:35 
 

 
12. 

 
Minutes 
a. Parks and Recreation Commission 11/9/22 

Minutes 

b. Environmental Board 11/22/22 Minutes 

c. Public Arts Commission 11/2/2022 
Minutes 
 

 
ATTACHMENT S 
Information Only 
 

 
 8:35 
 
 

 
13. 

 
Executive Session 
For a conference with the Town Attorney for the 
purpose of receiving legal advice on specific 
legal questions under C.R.S. Section 24-6-
402(4)(b) 
 

 
Michael Francisco v. 
City Market, Inc. et al 
Case 

 
 9:00 
 

 
14. 

 
Adjourn 

 

* Please Note: times are approximate 
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TOWN OF CARBONDALE
    PUBLIC WORKS 

511 Colorado Avenue 
 Carbondale, CO  81623 

Board of Trustees Agenda Memorandum 

Meeting Date: January 10, 2023 

TITLE:  On-Call Snow Removal Agreement 

SUBMITTING DEPARTMENT:  Public Works 

ATTACHMENTS:   On-Call Snow Removal Services Agreement 

BACKGROUND 
In 2021, the town disposed of one of its two front end loaders.  Instead of 
replacing it, the decision was made to contract with a local contractor for on-call 
assistance at the snow dump at the rodeo grounds.  The 2022 budget and the 
2023 budget included funding for on-call snow removal assistance at the snow 
dump.  Quotes were requested from three local contractors and only one 
provided pricing.  On November 9, 2021, the board approved a one-year contract 
with Excavation Services for this assistance.  

DISCUSSION 
The attached agreement with Excavation Services will allow the town to continue 
to get assistance, when necessary, with snow removal operations this winter.  
The main assistance we will need is pushing up snow at the snow dump during 
larger snow events.  During smaller events, we will likely be able to clean streets, 
have the snow hauled to the dump, and then use our equipment and personnel 
to push up the snow after the streets have been cleared.  It should be noted that 
the agreement also continues to allow access to a motor grader and skid loader 
should those services be necessary due to town equipment breakdowns. 

Proposed costs this year are $20 per hour higher than last year due to inflation, 
fuel costs and higher employment costs.  The costs listed in the agreement 
include the machine, an operator, fuel, insurance and other costs.  All costs in 
the contract are a cost per hour, but there is a four-hour minimum if we call them 
out to assist with snow removal.  The cost per hour during normal working hours 
ranges from $185 for the loader or motor grader ($740 minimum) to $135 for the 
skid loader ($540 minimum).  After normal working hours, or in the event of an 
emergency call-out, the cost increases by $25 per hour ($210/hr. for the loader 
and motor grader and $160/hr. for the skid loader.)  The attached agreement is 
identical to the agreement from last year with the exception of the pricing, 
updated immigration compliance language and a new mayor. 
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FISCAL ANALYSIS 
Since last year was our first year using this model, the fiscal analysis was difficult 
since we had no prior history on how this model would work or when/if assistance 
would be needed.  However, this year we do have information related to 
utilization of this contract during 2022.  In 2022, there were two storms where we 
used this contract.  One was during the first part of January (1/4, 1/5 and 1/6) the 
second was toward the end of February (2/23, 2/24 and 2/25).  During the 
January storm, we utilized Excavation Services for 24 total hours during the 
storm.  During the February event, they were utilized for 29.25 hours.  Because 
we were able to call them in at specific times during those events, we were able 
to avoid additional costs associated with after-hours or on-call charges.  In total, 
$8,786.25 was spent on this service in 2022.  There are no additional costs 
associated with this contract (i.e., retainer, fuel, etc.)  Funding to continue this 
model is included in the 2023 budget. 
 
RECOMMENDED ACTION 
Staff recommends the following motion:  I move to approve the agreement for 
on-call snow removal services with Excavation Services and authorize the 
mayor to execute the agreement. 
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Town of Carbondale  

 

AGREEMENT FOR ON-CALL SNOW REMOVAL SERVICE 

 

 This AGREEMENT FOR ON-CALL SNOW REMOVAL SERVICE 

(“Agreement”) is made effective the 10th day of January, 2023 by and between the 

TOWN OF CARBONDALE, a Colorado home rule municipal corporation ("Town"), and 

EXCAVATION SERVICES, INC. a Colorado Corporation (““Contractor”). 

 

WHEREAS, after receiving a quote for on-call snow removal services, 

specifically:  equipment, labor and materials necessary to assist with snow removal 

activities in various locations around town including the snow dump (the “Work”), the 

Town determined to negotiate with Contractor with regard to such Work; and 

WHEREAS, the Town now desires to contract with Contractor for, and 

Contractor desires to perform for the Town, such Work upon the terms and conditions set 

forth herein.  

 NOW THEREFORE, in consideration of the mutual covenants and agreements 

herein contained, the parties hereto agree as follows: 

 

1. Scope of Agreement.  Contractor agrees to provide the Work, specifically 

equipment and an operator to assist with snow removal activities on an on-call basis in 

various locations around town including the snow dump.  

 

2. Town Information.  The Town shall provide all public information reasonably 

requested by Contractor to perform the Work. Contractor may require additional 

assistance and information from Town staff from time to time, and Town agrees to 

provide such assistance as may be reasonably requested by Contractor on a timeline that 

is reasonable based on the Town staff availability.   

 

3. Compensation.  The Town agrees to compensate Contractor for the Work in 

the following amounts: 

 

Wheel Loader and Operator:  $185.00 per hour (4 hour minimum) 

Road Grader:    $185.00 per hour (4 hour minimum) 

Skid Loader:    $135.00 per hour (4 hour minimum) 

 

The rates listed in this section will be increased by $15.00 per hour for scheduled or 

unscheduled times outside of normal work hours (8 AM to 5 PM, Monday through 

Friday), and also for call-outs occurring outside of normal work hours.  

 

These amounts are inclusive of all projected costs (including but not limited to 

equipment, labor and fuel), and the Town shall not be charged for additional 

reimbursable expenses or work beyond the scope of services hereunder without separate 

written agreement thereto.   
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4. Billing. Contractor shall invoice the Town with each bill to include a list 

dates, times and total hours during that billing period.  Payments of amounts due shall be 

made by the Town within thirty (30) days after receipt of each statement and all 

necessary backup data.  Contractor may add late fees of 1.5% per month to charges not 

timely paid within such thirty (30) day period.  

 

5. Term and Renewal.  This Agreement shall be effective as of November 9, 

2021, and shall extend for one year, unless earlier terminated pursuant to this Agreement.  

Notwithstanding the foregoing, all terms set forth herein are subject to the appropriation 

and termination provisions set forth below in this Agreement. 

 

6.  Status.  Contractor is an independent Contractor and shall not be considered 

an employee of the Town for any purpose. Contractor shall be responsible for payment of 

all federal, state and local taxes as may be associated with amounts paid by Town to 

Contractor under this Agreement. Neither Contractor nor the Town shall have the right to 

commit the other beyond the terms of this Agreement without express written agreement 

of both parties. 

 

7. Immigration Compliance.  The Contractor shall not knowingly employ or 

contract with a worker without authorization to perform work under this contract nor 

contract with any subcontractor that fails to certify to the contractor that the subcontractor 

shall not knowingly employ or contract with a worker without authorization to perform 

work under this Agreement. 

 

The Contractor will confirm the employment eligibility of all employees who are newly 

hired for employment in the United States to perform work under this Agreement, 

through participation in the E-Verify Program established under Pub. L. 104-208 or the 

State verification program established pursuant to §8-17.5-102(5)(c), C.R.S. 

 

The Contractor shall not use either the E-Verify Program or the State verification 

program procedures to undertake preemployment screening of job applicants while this 

Agreement is being performed. 

 

If the Contractor obtains actual knowledge that a subcontractor performing work under 

this Agreement knowingly employs or contracts with a worker without authorization, the 

contractor shall notify the subcontractor and the Town within three days that the 

Contractor has actual knowledge that the subcontractor is employing or contracting with 

a worker without authorization; and terminate the subcontract with the subcontractor if 

within three days of receiving the notice required pursuant to this paragraph, the 

subcontractor does not stop employing or contracting with the worker without 

authorization. The Contractor shall not terminate the contract with the subcontractor if 

during such three days the subcontractor provides information to establish that the 

subcontractor has not knowingly employed or contracted with a worker without 

authorization. 
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The Contractor shall also comply with any reasonable request by the Colorado 

Department of Labor and Employment made in the course of an investigation that the 

department is undertaking pursuant to C.R.S. 8-17.5-102(5). 

 

If Contractor fails to comply with any requirement of this provision or §§8-17.5-101 

et seq., C.R.S., the Town may terminate this Agreement for breach of contract.  If this 

Agreement is so terminated, Consultant shall be liable for actual and consequential 

damages to the Town arising out of said violation. 

 

 8.  Contractor’s Obligations. All work performed by the Contractor shall be 

performed in a workmanlike manner, pursuant to industry standards and all applicable 

Carbondale Municipal Code provisions, and subject to Town’s satisfaction and approval.  

The Contractor shall clean up all debris generated by its work. Contractor shall also 

perform as follows:   

a. Contractor shall supervise and direct the Work, using Contractor's 

best skill and attention, and Contractor shall be solely responsible for all 

construction means, methods, techniques, sequences and procedures and for 

coordinating all portions of the Work rendered under this Agreement.  Contractor 

shall provide and pay for all labor, materials, equipment, tools, transportation, and 

other facilities and services necessary to complete the Work in a workmanlike 

manner. Contractor accepts the relationship of trust and confidence established 

between the Town and Contractor by this Agreement.  Contractor represents, 

covenants and agrees to furnish efficient business administration and 

superintendence, to furnish at all times an adequate supply of workers and 

materials, and to perform the Work in the best way and in the most expeditious 

and economical manner consistent with the interests of the Town.   

b. Contractor warrants to the Town that all materials and equipment 

incorporated in the Work will be new unless otherwise expressly approved by the 

Town, that all work and materials will be free from faults and defects, and that all 

work and materials will be in conformance with any specifications provided by 

the Town and all applicable requirements of local building codes and zoning 

requirements and all federal, state and local rules, regulations, orders, statutes and 

ordinances. Any Work not conforming to these requirements shall be considered 

defective and corrected by Contractor at its own expense. In addition, any 

professional and/or consulting services performed by Contractor in connection 

with the Work shall be performed by Contractor in accordance with the highest 

generally accepted national standards of care, skill, diligence and professional 

competence applicable to Contractor. 

c. Contractor shall at all times keep the work sites free from 

accumulation of waste, materials or rubbish caused by Contractor's operations and 

shall at all times maintain a neat and orderly work area as required by Town.  At 

the completion of the Work, the Contractor shall remove all such waste, materials 

and rubbish from and about the work sites, as well as Contractor's tools, 

construction equipment, machinery and surplus materials.  Contractor shall 

comply with any and all provisions of applicable law with respect to the 

AGREEMENT H46 of 236



 4 

transportation, handling, use, storage, disposal, removal and disposal of hazardous 

material, hazardous substances or hazardous waste in accordance with all 

applicable law or governmental regulations, including any governmental order or 

requirement for cleanup or remedial work arising out of Contractor's 

transportation, handling, use, storage or disposal of such hazardous materials.  

d. Contractor shall be responsible for initiating, maintaining, and 

supervising all safety precautions and programs in connection with the Work. 

Contractor shall take all necessary precautions for the safety of, and shall provide 

all necessary protection to prevent damage, injury or loss to (a) all employees on 

the Work and other persons who may be affected thereby, (b) all the Work and all 

materials and equipment to be incorporated herein, and (c) other property at the 

site or adjacent thereto.  Contractor shall give all notices and comply with all 

applicable laws, ordinances, rules, regulations and orders of any public authority 

bearing on the safety of persons and property and their protection from damage, 

injury or loss.  Where consideration of labor, equipment or safety is involved, 

Contractor is solely responsible for all decisions and Town shall not incur any 

liability as a result of Contractor's decisions. 

e. All claims which Contractor has or wishes to assert against Town 

must be presented in writing to Town not later than ten (10) days after Contractor 

is aware or should have been aware that a claim will or does exist, or such longer 

time as may be required by law, even though the exact nature of the claim and the 

amount of the claim may not be determinable at that time.  The nature of the 

claim and the amount of the claim must be presented to Town in writing as soon 

thereafter as Contractor has or should have had such information, and Contractor 

hereby waives all claims not presented as provided herein. 

f. Upon request of Town, Contractor shall submit for Town's review 

and approval a schedule ("Schedule") for the performance of the Work. When the 

Schedule is approved by Town, it shall not be exceeded by Contractor except as 

may be approved in writing by Town, provided however that, although time is of 

the essence, the Contractor shall not be responsible for delays caused by matters 

outside of Contractor’s or its sub-contractors’ control.  

g. Contractor shall promptly pay all bills and charges for its 

materials, labor and other costs in connection with the Work and shall keep the 

project site and all improvements thereon free and clear of any liens, charges or 

claims of Contractor or its subcontractors, material suppliers, employees and 

agents.  In the event a lien shall be filed in connection with the Work, Contractor 

shall, at its own cost, cause such lien to be discharged within ten (10) days from 

recordation of the lien.  In the event Contractor fails to discharge the lien when 

required hereunder, Contractor shall be immediately liable to the Town and shall 

pay to the Town all costs, damages and losses incurred by the Town in connection 

with such lien, including but not limited to attorneys' fees, costs resulting from 

delay in closing sales, and the cost of bonds to release the lien.   

 9.  Indemnity.  TO THE FULLEST EXTENT PERMITTED BY LAW, 

CONTRACTOR SHALL INDEMNIFY, DEFEND AND HOLD HARMLESS THE 
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TOWN AND ITS OFFICERS, DIRECTORS, SHAREHOLDERS, EMPLOYEES, 

ATTORNEYS AND AGENTS (COLLECTIVELY, "INDEMNITEES") FOR, FROM 

AND AGAINST ANY AND ALL CLAIMS AND LIABILITIES (INCLUDING, 

WITHOUT LIMITATION, CLAIMS AND LIABILITIES RELATING TO BODILY 

INJURY OR PROPERTY DAMAGE), DIRECTLY OR INDIRECTLY ARISING OUT 

OF, RESULTING FROM OR RELATED TO THIS AGREEMENT OR THE WORK, 

INCLUDING, WITHOUT LIMITATION, ANY FAILURE BY CONTRACTOR OR 

ITS SUBCONTRACTORS TO PROPERLY PERFORM THE WORK IN 

ACCORDANCE WITH THIS AGREEMENT, OR THE NEGLIGENCE OR 

MISCONDUCT OF CONTRACTOR OR CONTRACTOR’S OFFICERS, AGENTS, 

EMPLOYEES, OR SUBCONTRACTORS. 

 

 10.  Insurance.  Contractor shall obtain, maintain and provide proof of general 

commercial liability, automotive liability, and worker’s compensation insurance to the 

Town upon execution of this Agreement. The form and limits of such insurance, together 

with the underwriter thereof in each case, shall be acceptable to the Town. The Town 

shall be named as an additional insured on all such policies. Contractor will procure and 

maintain the following types of insurance at limits no less than stated below: 

 

 a. Workers’ Compensation complying with the laws of the State of 

Colorado and Employer’s Liability Insurance in an amount not less than 

$1,000,000.00, as well as any similar coverage required for this work by 

applicable federal or state law. 

 

 b. Comprehensive Automobile Liability Insurance in an amount not 

less than $1,000,000 combined single limit. 

 

 c. Commercial General Liability Insurance with an installation floater 

in an amount not less than $1,000,000 per occurrence, specifically insuring 

Contractor’s indemnification obligation under this contract. 

  

 Each of the above-named policies shall be issued by an insurer acceptable to 

Town and be on a form satisfactory to Town, with exclusions and deductibles acceptable 

to Town, whose approval shall not be unreasonably withheld. The Workers’ 

Compensation and Employer’s Liability Insurance shall include a Waiver of Subrogation 

in favor of the Town. In addition, the Town shall be named as an additional insured on 

the Comprehensive Automobile Liability policy and the Commercial General Liability 

policy (by endorsement form number CG 20 26), which policies must provide coverage 

to the Town that is primary with respect to any other insurance carried by Town. 

Certificates of Insurance evidencing the above insurance coverage shall be furnished to 

Town before Contractor starts any Work.  Policies shall be furnished to Town upon 

request. Insurance similar to that required of Contractor shall be provided by any 

subcontractors to cover their operations performed under this Agreement; provided, 

however, that the limits of such insurance may be adjusted in accordance with the nature 

of each subcontractor’s operations. Contractor shall maintain Certificates of Insurance 

from all subcontractors, enumerating, among other things, the waivers in favor of, and 
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insured status of, the Town, as required herein, and shall provide to Town a copy of each 

Certificate of Insurance from each subcontractor upon request. 

 

 11.   Governmental Immunity/TABOR/Immigration Compliance.  Nothing herein 

shall be interpreted as a waiver of governmental immunity, to which the Town would 

otherwise be entitled under § 24-10-101, et seq., C.R.S., as amended.  This contract is 

also contingent upon annual budgeting by the Town of Carbondale and it shall not be 

construed as a multi-year financial obligation of the Town.  The Town’s obligations shall 

terminate should it fail to budget funds toward this Agreement after the current fiscal 

year.  

 12. Employees, Subcontractors and Assignees.  Contractor may employ or 

subcontract with additional persons to assist in the performance of this Agreement, 

subject to Town approval of each sub-Contractor and that sub-Contractor’s agreement to 

obtain and maintain required insurance coverage pursuant to Paragraph 7, above.  

However, supervision and payment of any such persons shall be the sole and exclusive 

responsibility of Contractor, and the subcontracting of any of the Work shall not relieve 

Contractor of any of its liabilities or responsibilities under the Contract Documents.  

Contractor shall make prompt payment to its subcontractors for Work performed and/or 

materials supplied.  Notwithstanding the foregoing, however, this Agreement shall not be 

assigned by Contractor to a third party without the prior express written consent of the 

Town. 

 

13.  Termination.  The Town may terminate this Agreement at any time, and for 

any reason, effective immediately upon the Town’s delivery of written notice to 

Contractor.  In the event of any such termination, Contractor shall immediately cease 

work, and the Town shall be required to pay Contractor for Services rendered through the 

date of notice of termination (excepting any Services the Town disputes as inadequate or 

defective).   

 

14. Notice.  Any notices required to be given pursuant to this Agreement shall be 

delivered as follows: 

 

To the Town: Lauren Gister, Town Manager 

 Town of Carbondale 

 511 Colorado Avenue 

 Carbondale, CO 81623 

 

 Copy to: Mark Hamilton 

  Town of Carbondale Attorney   

 Holland & Hart LLP 

 600 E. Main St., Suite 104 

 Aspen, CO 81611 
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 To Contractor: Justin Nunn 

  Vice President  

  Excavation Services, Inc. 

  PO Box 1159 

  Carbondale, CO 81623 

   

 15. Responsibilities.  Contractor shall be responsible for all damages to persons or 

property caused by Contractor, its employees, sub-Contractors or others for whom 

Contractor is legally liable.  

 

 16. Entire Agreement.  This Agreement constitutes the entire agreement between 

the parties.  The provisions of this Agreement may be amended at any time by the written 

mutual consent of both parties.  The parties shall not be bound by any other agreements, 

either written or oral, except as set forth in this Agreement. 

 

 17. Governing Law.  The laws of the State of Colorado shall govern the validity, 

performance and enforcement of this Agreement.  Venue for any action instituted 

pursuant to this agreement shall lie in Garfield County, Colorado. 

 

 18. Authority.  Each person signing this Agreement represents and warrants that 

said person is fully authorized to enter into and execute this Agreement and to bind the 

party it represents to the terms and conditions hereof. 

 

 19.  Attorneys’ Fees.  Should this Agreement become the subject of litigation 

between the Town and Contractor, the prevailing party shall be entitled to recovery of all 

actual costs in connection therewith, including but not limited to attorneys’ fees and 

expert witness fees.  All rights concerning remedies and/or attorneys’ fees shall survive 

any termination of this Agreement. 
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IN WITNESS WHEREOF, the parties hereto have executed this Agreement for 

On-Call Snow Removal Service as set forth below.  

 

 TOWN OF CARBONDALE 

 a Colorado home rule municipal corporation 

  
 

  By: _________________________________ 

ATTEST:                              Ben Bohmfalk, Mayor  
 

 

  

      Cathy Derby, Town Clerk       

  

    

  

    

  EXCAVATION SERVICES, INC. 

  a Colorado Corporation 
 

 

            By:    

   Justin Nunn, Vice President                 
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TOWN OF CARBONDALE
    PUBLIC WORKS 

511 Colorado Avenue 
 Carbondale, CO  81623 

Board of Trustees Agenda Memorandum 

Meeting Date: January 10, 2023 

TITLE:  Highway 82 Rest Area Lease 

SUBMITTING DEPARTMENT:  Public Works 

ATTACHMENTS:  Lease Agreement 

BACKGROUND 
For many years, the town has leased the rest area on the south side of Highway 
82, just west of the 82/133 intersection from CDOT.  The area is primarily used 
by the Chamber of Commerce to distribute information about Carbondale to area 
visitors.    

DICUSSION 
The most recent lease term was December 1, 2016 to November 30, 2021.  In 
2021, staff began working with CDOT on a new lease.  The new lease was 
recently received.  Highlights of the lease are: 

• Rent:  $250 for the entire term of the lease

• Term:  20 years (January 1, 2023 to December 31, 2042)

• Use:  Rest Area and Information Kiosk

• No new permanent Structures can be added without CDOT approval

• Insurance:  Town provides the insurance required by the lease.

FISCAL ANALYSIS 
The rent for the entire 20-year term is $250 ($12.50 per year). 

RECOMMENDED MOTION 
Staff recommends the following motion:  I move to approve, and authorize the 
mayor to execute, the attached lease with CDOT for the Highway 82 rest 
area. 

Prepared by:  Kevin Schorzman 
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PROPERTY MGMT.NO.:  100205 
PROJECT NO: S-130(10) Sec 2 
LOCATION: SH 82 MP 11 (Parcel L-122) 
 

 LEASE AGREEMENT 
 (Vacant Land) 
 
THIS LEASE AGREEMENT made and entered into this                day of                       , 2023, by and 
between the State of Colorado acting by and through the Colorado Department of Transportation, CDOT, 
hereinafter referred to as "Lessor", and the Town of Carbondale thereinafter referred to as "Lessee". 
 
WITNESSETH: 
 
NOW, THEREFORE, in consideration of the mutual promises contained herein, the parties hereto agree 
as follows: 
 
1. PREMISES, Lessor hereby leases and demises unto Lessee the Premises, hereinafter referred 
to as "Premises" located at the southwest side of Highway 82, near mile marker 11.  The Premises, 
known and described as Parcel L-122, of Project S-130(10) Sec 2, includes approximately 68,185 square 
feet of land area. The leased Premises being as shown on the plat attached hereto, made a part hereof 
and marked "Exhibit A". 
    
2.   TERM The term of this lease shall begin on January 1, 2023, and end on December 31, 2042, 
subject to the cancellation and termination provisions herein.  
 
3.         RENT. Lessee shall pay $250.00 as rent, once per twenty-year term, payable at the time of 
execution of this lease. Payment shall be made payable to the Colorado Department of Transportation at: 
 

Colo. Dept. of Transportation 
C/o Accounting Receipts & Deposits 
2829 W. Howard Pl., 5th Floor 
Denver, CO 80204 

 
or at such place as Lessor from time to time designates by notice as provided herein. 
 
In the event Lessor has not received the rental installment hereunder on or before the tenth (10) day of 
the month when due, a late charge of five percent (5%) of the total installment will be assessed to the 
Lessee for that month and each succeeding month the payment is not received on or before the 10th day 
of that month.  In the event the Lessee for a rental installment tenders a check, and it is returned to 
Lessor for insufficient funds, Lessee agrees to pay administrative charges to Lessor of Twenty Dollars 
($20.00).  Both Lessor and Lessee agree that acceptance by the Lessor of the late payment does not 
waive Lessor's right to declare Lessee in default of this Lease Agreement. 
 
4. USE.  It is understood and agreed that the Lessee intends to use the Premises only for a Rest 
Area and Information Kiosk.  The Premises may not be used for any other purpose without the specific 
written prior permission of the Lessor.  Any other use of the Premises shall constitute material breach of 
this Lease and may cause this lease to terminate immediately at the Lessor’s option. 
 
5. TAXES, UTILITIES, MAINTENANCE AND OTHER EXPENSES.  It is understood and agreed that 
this Lease shall be an absolute Net Lease with respect to Lessor, and that all taxes, assessments, 
insurance, utilities and other operating costs and the cost of all maintenance, repairs, and improvements, 
and all other direct costs, charges and expenses of any kind whatsoever respecting the Premises shall be 
borne by Lessee and not by the Lessor so that the rental return to Lessor shall not be reduced, offset or 
diminished directly or indirectly by any cost or charge.  Lessee shall maintain the Premises in good repair 
and in tenable condition free of trash and debris during the term of this lease.  Lessor shall have the right 
to enter the Premises at any time for the purpose of making necessary inspections. 
 
6. HOLD HARMLESS.  The Lessee shall save, indemnify and hold harmless the Lessor and FHWA 
for any liability for damage or loss to persons or property resulting from Lessee's occupancy or use of the 
Premises.    
 
7. OWNERSHIP.  The State of Colorado is the owner or the Premises. Lessor warrants and 
represents himself to be the authorized agent of the State of Colorado for the purposes of granting this 
Lease.  
 
8. LEASE ASSIGNMENT.  Lessee shall not assign this Lease and shall not sublet the demised 
Premises without specific written permission of the Lessor and will not permit the use of said Premises to 
anyone, other than Lessee, its agents or employees, without the prior written consent of Lessor. 
 
9. APPLICABLE LAW.  The laws of the State of Colorado and rules and regulations issued pursuant 
thereto shall be applied in the interpretation, execution and enforcement of this Lease.  Any provision of 
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this Lease, whether or not incorporated herein by reference, which provides for arbitration by any extra-
judicial body or person or which is otherwise in conflict with said laws, rules and regulations shall be 
considered null and void.  Nothing contained in any provision incorporated herein by reference which 
purports to negate this or any other special provision in whole or in part shall be valid or enforceable or 
available in any action at law whether by way of compliant, defense or otherwise.  Any provision rendered 
null and void by the operation of this provision will not invalidate the remainder of this Lease to the extent 
that this agreement is capable of execution. 
 
10. CANCELLATION.  Both parties understand that at any time before the scheduled expiration of 
the term of this Lease, Lessor has the right to cancel the lease without liability by giving the Lessee                       
30-day written notice of its intention to cancel the Lease.  The notice shall be hand delivered, posted on 
the Premises, or sent to the Lessee, at the address of the Lessee contained herein by Certified Mail, 
return receipt requested.  This Lease may also be canceled by the Lessee by giving the Lessor  30-day   
written notice of their intent to do so.    
 
11. COMPLETE AGREEMENT.  This Lease, including all exhibits, supersedes any and all prior 
written or oral agreements and there are no covenants, conditions or agreements between the parties 
except as set forth herein.  No prior or contemporaneous addition, deletion, or other amendment hereto 
shall have any force or affect whatsoever unless embodied herein in writing.  No subsequent novation, 
renewal, addition, deletion or other amendment hereto shall have any force or effect unless embodied in 
a written contract executed and approved pursuant to the State Fiscal Rules. 
 
12. CAPTIONS, CONSTRUCTION, AND LEASE EFFECT.  The captions and headings used in this 
Lease are for identification only, and shall be disregarded in any construction of the lease provisions.  All 
of the terms of this Lease shall inure to the benefit of and be binding upon the respective heirs, 
successors, and assigns of both the Lessor and the Lessee.  If any provision of this Lease shall be 
determined to be invalid, illegal, or without force by a court of law or rendered so by legislative act then 
the remaining provisions of this Lease shall remain in full force and effect. 
 
13. NO BENEFICIAL INTEREST.  The signatories aver that to their knowledge, no state employee 
has any personal or beneficial interest whatsoever in the service or property described herein. 
 
14. NO VIOLATION OF LAW.  The Lessee shall not commit, nor permit the commission of, any act or 
thing, which shall be a violation of any ordinance of the municipality, City, County, or of any law of the 
State of Colorado or the United States.  The Lessee shall not use the Premises for any manner, which 
shall constitute a nuisance or public annoyance.  The signatories hereto aver that they are familiar with 
18-8-301, et seq., (Bribery and Corrupt Influences) and 18-8-401, et seq., (Abuse of Public Office), 
C.R.S., as amended, and that no violation of such provisions is present.  The signatories aver that to their 
knowledge, no state employee has any personal or beneficial interest whatsoever in the service or 
property described herein. 
 
15. NOTICE.  Any notice required or permitted by this Lease may be delivered in person or sent by 
registered or certified mail, return receipt requested, to the party at the address as hereinafter provided, 
and if sent by mail it shall be effective when posted in the U.S. Mail Depository with sufficient postage 
attached thereto: 

 
LESSOR:                                                                           LESSEE: 
Colo. Dept. of Transportation     Town of Carbondale 
Property Management Manager    Kevin Schorzman,  
2829 W. Howard Pl., 4th Floor    Public Works Director  
Denver, Colorado 80204    511 Colorado Ave. 

        Carbondale, CO 81623 
 
Notice of change of address shall be treated as any other notice.  The Lessee warrants that the address 
listed above is the Lessee's current mailing address and that the Lessee will notify the Lessor in writing of 
any changes in that address within ten (10) days of such change. 
 
16. HOLDING OVER.  If the Lessor allows the Lessee to occupy or use the Premises after the 
expiration or sooner termination of this Lease, the Lessee becomes a Holdover Tenant and shall be a 
month-to-month Lessee subject to all the laws of the State of Colorado applicable to such tenancy.  The 
rent to be paid by Lessee during such continued occupancy shall be the same being paid by Lessee as of 
the date of expiration or sooner termination.  Lessor and Lessee each hereby agree to give the other 
party at least thirty (30) days written notice prior to termination of this holdover tenancy. 
 
17. CHIEF ENGINEER'S APPROVAL.  This Lease shall not be deemed valid until it has been 
approved by the Chief Engineer of the Colorado Department of Transportation and by the Lessee. 
 
18. HAZARDOUS MATERIALS.  The Lessee agrees to defend, indemnify and hold harmless the 
Lessor and any employees, agents, contractors, and officials of the Lessor against any and all damages, 
claims, liability, loss, fines or expenses, including attorney's fees and litigation costs, related to the 
presence, disposal, release or clean-up of any contaminants, hazardous materials or pollutants on, over, 
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under, from or affecting the property subject to this Lease, which contaminants or hazardous materials 
the Lessee or its employees, agents, contractors or officials has caused to be located, disposed, or 
released on the property.  The Lessee shall also be responsible for all damages, claims and liability to the 
soil, water, vegetation, buildings or personal property located thereon as well as any personal injury or 
property damage related to such contaminants or hazardous materials. 
 
19. NO NEW PERMANENT STRUCTURES OR IMPROVEMENTS.  No new permanent structures or 
improvements of any kind shall be erected or moved upon the Premises by the Lessee without the 
express written prior permission of the Lessor.  Any such structure or improvement erected or moved 
upon the Premises without the express written consent of the Lessor may be immediately removed by the 
Lessor at the expense of the Lessee.  Further, any structures, improvements or items of any kind 
remaining on the Premises at the termination of the Lease will be considered abandoned by the Lessee 
and may be immediately removed by Lessor at the Lessee’s expense. 
 
20. BINDING AGREEMENT.  This Lease shall be binding upon and inure to the benefit of the 
partners, heirs, executors, administrators, and successors of the respective parties hereto. 
 
21. DEFAULT.  If: (1) Lessee shall fail to pay any rent or other sum payable hereunder for a period of 
10 days after the same is due; (2) Lessee shall fail to observe, keep or perform any of the other terms, 
agreements or conditions contained herein or in regulations to be observed or performed by Lessee and 
such default continues for a period of 30 days after notice by Lessor; (3) This Lease or any interest of 
Lessee hereunder shall be levied upon by any attachment or execution, then any such event shall 
constitute an event of default by Lessee.  Upon the occurrence of any event of default by Lessee 
hereunder, Lessor may, at its option and without any further notice or demand, in addition to any other 
rights and remedies given hereunder or by law, do any of the following: 
 

(a) Lessor shall have the right, so long as such default continues, to give notice of termination to 
Lessee.  On the date specified in such notice (which shall not be less than 3 days after the giving of such 
notice) this Lease shall terminate. 

 
(b) In the event of any such termination of this Lease, Lessor may then or at any time thereafter, 

re-enter the Premises and remove there from all persons and property and again repossess and enjoy 
the Premises, without prejudice to any other remedies that Lessor may have by reason of Lessee's 
default or of such termination. 

 
(c) The amount of damages which Lessor may recover in event of such termination shall include, 

without limitation, (1) the amount at the time of award of unpaid rental earned and other sums owed by 
Lessee to Lessor hereunder, as of the time of termination, together with interest thereon as provided in 
this Lease, (2) all legal expenses and other related costs incurred by Lessor following Lessee's default 
including reasonable attorneys' fees incurred in collecting any amount owed hereunder (3) any damages 
to the property beyond its present condition. 

 
(d) Upon the Lessee's failure to remove its personal property from the Premises after the 

expiration of the term of this Lease, Lessor may in its sole discretion, without notice to or demand upon 
Lessee, remove, sell or dispose of any and all personal property located on the Premises.  Lessee waives 
all claims for damages that may be caused by Lessor's removal of property as herein provided. 
 
22. INSURANCE.  (Revised 2006 per State Controller Requirements) 
 

(a) The Lessee shall obtain and maintain, at all times during the duration of this Lease, 
insurance in the kinds and amounts detailed below.  The Lessee shall require any Contractor working for 
them on the Premises to obtain like coverage.  The following insurance requirements must be in effect 
during the entire term of the Lease.  Lessee shall, at it sole cost and expense, obtain insurance on its 
inventory, equipment and all other personal property located on the Premises against loss resulting from 
fire, theft or other casualty. 
 
 (b) Workers’ Compensation Insurance as required by State statute, and Employer’s Liability 
Insurance covering all employees acting within the course and scope of their employment and work on 
the activities authorized by this Lease in Paragraph 4. 

 
 (c) Commercial General Liability Insurance written on ISO occurrence form CG 00 01 10/93 
or equivalent, covering Premises operations, fire damage, independent Consultants, blanket contractual 
liability, personal injury, and advertising liability with minimum limits as follows: 

  1. $1,000,000 each occurrence;  

  2. $2,000,000 general aggregate; 

  3. $50,000 any one fire. 
If any aggregate limit is reduced below, $1,000,000 because of claims made or paid, the Lessee, 
or as applicable, its Contractor, shall immediately obtain additional insurance to restore the full 
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aggregate limit and furnish to CDOT a certificate or other document satisfactory to CDOT 
showing compliance with this provision. 
 
 (d) If any operations are anticipated that might in any way result in the creation of a pollution 
exposure, Lessee shall also provide Pollution Legal Liability Insurance with minimum limits of liability of 
$1,000,000 Each Claim and $1,000,000 Annual Aggregate.  CDOT shall be named as an Additional 
Insured to the Pollution Legal Liability policy.  The Policy shall be written on a Claims Made form, with an 
extended reporting period of at least two year following finalization of the Lease. 
 
 (e) Umbrella or Excess Liability Insurance with minimum limits of $1,000,000.  This policy 
shall become primary (drop down) in the event the primary Liability Policy limits are impaired or 
exhausted.  The Policy shall be written on an Occurrence form and shall be following form of the primary.  
The following form Excess Liability shall include CDOT as an Additional Insured. 
  
 (f) CDOT shall be named as Additional Insured on the Commercial General Liability 
Insurance policy.  Coverage required by the Lease will be primary over any insurance or self-insurance 
program carried by the State of Colorado. 
  
 (g) The Insurance shall include provisions preventing cancellation or non-renewal without at 
least 30 days prior notice to CDOT by certified mail to the address contained in this document. 
 
 (h) The insurance policies related to the Lease shall include clauses stating that each carrier 
will waive all rights of recovery, under subrogation or otherwise, against CDOT, its agencies, institutions, 
organizations, officers, agents, employees and volunteers. 
 
 (i) All policies evidencing the insurance coverage required hereunder shall be issued by 
insurance companies satisfactory to CDOT. 
 
 (j) In order for this lease to be executed, the Lessee, or as applicable, their Contractor, shall 
provide certificates showing insurance coverage required by this Lease to CDOT prior to the execution of 
this lease.  No later than 30 days prior to the expiration date of any such coverage, the Lessee or 
Contractor shall deliver to the Notice Address of CDOT certificates of insurance evidencing renewals 
thereof.  At any time during the term of this Lease, CDOT may request in writing, and the Lessee or 
Contractor shall thereupon within 10 days supply to CDOT, evidence satisfactory to CDOT of compliance 
with the provisions of this section. Insurance coverage must be in effect or this lease is in default. 
 
 (k) Notwithstanding subsection (a.) of this section, if the Lessee is a “public entity” within the 
meaning of the Colorado Governmental Immunity Act CRS 24-10-101, et seq., as amended (“Act’), the 
Lessee shall at all times during the term of this Lease maintain only such liability insurance, by 
commercial policy or self-insurance, as is necessary to meet its liabilities under the Act.  Upon request by 
CDOT, the Lessee shall show proof of such insurance satisfactory to CDOT.  Public entity Lessees are 
not required to name CDOT as an Additional Insured. 
  
 (l)      If the Lessee engages a Contractor to act independently from the Lessee on the Premises, 
that Contractor shall be required to provide an endorsement naming CDOT as an Additional Insured on 
their Commercial General Liability, and Umbrella or Excess Liability policies. 

 
23. ADDITIONAL PROVISIONS.  

 
(a) FISCAL FUNDING. Financial obligations of both Lessor and Lessee after the current fiscal year 

are contingent on funds for that purpose being appropriated, budgeted, and otherwise made 
available. 

(b) FEDERAL FUNDING. In the event that any or all funds for payment of this Lease are provided by 
the Federal Government, this Lease is subject to and contingent upon the continuing availability 
of federal funds for the purposes hereof, and if such fund are not made available this Lease may 
be unilaterally terminated by the Lessee at the end of any month provided a ninety (90) day 
advance notice of termination is given to the Lessor in writing.  

(c) The Lessee constructed an informational kiosk on the leased parcel during a prior lease term. 
The kiosk shall not be expanded without prior approval of the Lessor. Lessee shall be solely 
responsible for maintaining the kiosk and shall pay any and all costs and expenses of such 
maintenance.  

(d) The Lessee shall remove the kiosk at its sole expense upon termination of this lease.  
(e) The Lessee agrees that any advertising material in the kiosk will be displayed in a manner 

consistent with C.R.S. 43-1-401 through 43-1-421 and the Outdoor Advertising Act, and that any 
advertising and informational plaques which are erected and maintained shall not be visible from 
the travel way of any State Highway.  
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IN WITNESS WHEREOF, the parties hereto have executed this lease agreement on the day and year 
first above written. 

LESSEE: 
Town of Carbondale 
(Full Legal Name) 

 
(If Corporation)      By  ___________________________________ 
Attest (Seal)       Ben Bohmfalk 
        Mayor 

Title__________________________________ 
 

By                                                                           ______________________________________ 
 Secretary      Federal Tax Identification Number 
 
STATE OF COLORADO ) 

) ss 
COUNTY OF   ) 
 
The foregoing instrument was subscribed and sworn to before me this        day of                          ,           ,             
by                                                                                                                             . 
 
Witness my hand and official seal. 
My commission expires                                      . 
 

_____________________________________                                                                              
       Notary Public 

 
Address: ___________________________________ 

____________________________________ 
LESSOR: 

ATTEST:      COLORADO DEPARTMENT OF 
TRANSPORTATION 
 
 

                                                                      _____________________________________ 
Andrea Griner Stephen Harelson, P.E.  
Chief Clerk – Property Management   Chief Engineer  
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TOWN OF CARBONDALE 
511 Colorado Avenue 

Carbondale, CO  81623 
www.carbondalegov.org 

(970) 963-2733 Fax:  (970) 963-9140

BOARD OF TRUSTEES AGENDA MEMORANDUM 

TITLE: Public Arts Commission Membership Application Review 

SUBMITTING DEPARTMENT:  Boards and Commissions 

ATTACHMENTS:  Public Arts Commission Membership Renewal 
Application  

BACKGROUND 
The Public Arts Commission reviewed the membership renewal application 
submitted by Brian Colley.  The Commission moved to recommend to the 
Board of Trustees Brian Colley’s membership renewal on the Carbondale 
Public Arts Commission.  

RECOMMENDATION 
Town Staff recommends the Board of Trustees move to approve the 
membership renewal of Brian Colley as a regular voting member of the 
Public Arts Commission.  

Prepared by: Kae McDonald 

Town Manager 
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TOWN OF CARBONDALE

APPLICATION FOR APPOINTMENT OR REAPPOINTMENT
TO TOWN ADVISORY BOARDS AND COMMISSIONS

THIS IS AN APPLICATION FOR APPOINTMENT _____ REAPPOINTMENT X

NAME OF APPLICANT: Brian Colley
MAILING ADDRESS: 4059 Dolores Way
STREET ADDRESS OF RESIDENCE: same as above
TELEPHONE: (Work) 970-963-1680 (Home) 214-680-8559
OTHER PHONE: ___________________ E-MAIL: brian@carbondalearts.com

INDICATE WHERE YOU WOULD LIKE YOUR AGENDAS AND INFORMATIONAL
MATERIALS DELIVERED: Email is great
______________________________________

(If you are seeking reappointment, it is only necessary to fill in your name and those
informational items which have changed since you were last appointed.)

BOARD OR COMMISSION FOR WHICH (RE) APPOINTMENT IS SOUGHT:

Carbondale Public Arts Commission______________

NEW APPOINTMENT ONLY:

Describe any special knowledge, abilities, background or interests which you feel will provide a
positive contribution to the goals and purposes of the board or commission for which you are
seeking appointment. (Attach resume if desired or use an extra sheet of paper if necessary.)
_______________________________________________________________________
_
_______________________________________________________________________
_
_______________________________________________________________________
_
_______________________________________________________________________
_______________________________________________________________________
_

___________________________________ __Dec 28, 2022_______
Signature Date

CONGRATULATIONS! The __________________________________________ has
appointed you to the ___________________________________________ by official
action taken on ______________. Your term will expire ________________________.

We greatly appreciate your interest and participation in the municipal government
process.
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Executive Summary 
 
The Town of Carbondale is working to increase the availability and accessibility of affordable 
community housing within the Town of Carbondale and the larger region, including but not limited 
to workforce, senior, supportive, and other housing needs that arise. 
 
The Town of Carbondale affordable housing goal is to double the number of deed restricted, rental 
capped, and town owned units from 144 to 288 by 2032. 
 

Community Housing Strategies Summary 
 Ask voters to a 6% tax on short term rentals to support affordable housing efforts. 

 Develop the Town Center Project. Ensure it includes a significant affordable housing 
component. 

 Create a buydown/deed restrict and shared equity program with STR tax revenue, grants 
and contributions. 

 Continue to support the creation of affordable housing by partner organizations. 

 Explore additional affordable housing requirements from new commercial and residential 
developments. 

 Evaluate progress on strategies at Trustee worksessions regularly. 

Community Housing Eligibility 
 
All affordable housing units will follow Town of Carbondale Community Housing Guidelines (link) 
page 5  

A Qualified Person must be a full-time employee working in the Roaring Fork River Drainage 
Basin located from Aspen to Glenwood and the Crystal River drainage including Redstone and 
Marble. (“Employment Area”) with priority to persons who live or work within the boundaries 
of the Town of Carbondale, a retired person who has been a full- time employee in the 
Employment Area a minimum of four years immediately prior to his or her retirement with 
priority to persons who live or work within the boundaries of the Town of Carbondale, or a 
disabled person who has been a full-time employee in the Employment Area a minimum of two 
years immediately prior to their disability (as defined in the Definitions); or the spouse or 
dependent of any such qualified employee, retired person, or disabled person. Retirees who 
are new to the area may qualify to purchase an R.O. unit, but are next in Priority to persons 
meeting local employment history requirements of Part II, Section 1.A. 
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Overview (from the current Community Housing Guidelines) 

The intent of the Carbondale Community Housing program is to mitigate the impact of market-rate 
housing construction on the limited supply of available land suitable for housing. The goal of these 
regulations is to require new development to provide community housing attainable by persons 
working in the Mid-Valley and paying no more than 30 percent of their household income for total 
housing expense, including debt service, homeowner’s insurance, real estate taxes, land lease if any, 
and HOA dues, or rent plus utilities in the case of affordable rentals. . . 

Community Housing should be disbursed throughout the community and, where possible, integrated 
into the existing community fabric. The Town encourages community participation in solving and 
benefiting from solutions to the Community Housing concerns.  

The Town of Carbondale will emphasize programs that will result in the creation of Community Housing 
units by units being constructed or by existing units being permanently restricted for Community 
Housing through deed restrictions.  

Community Housing will be transit friendly, integrate with intermodal transportation connections, and 
perpetuate the Town's history of pedestrian walkability and ease of mass transit use.  

The Town’s housing program should acknowledge regional issues and encourage coordination among 
jurisdictions including affordable housing standards and requirements. The Town will seek out 
partnerships with other entities supporting affordable housing and develop reciprocal agreements. The 
Town will discourage jurisdiction shopping for development proposals. 

The Town will support creative housing solutions, including projects that include sweat equity by those 
benefiting from the Community Housing.  
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Rationale for a Community Housing Plan 
 
The 2019 Greater Roaring Fork Regional Housing Study found that the Town of Carbondale had a 
significant gap for housing for 
families making 60% AMI 
($58,800) or less - a gap of 591 
units. The study estimates that 
this gap will increase to over 
1,000 units by 2027. The 
increase in need reaches into the 
120%-140% median income 
category, which is a situation 
most often found in resort 
communities such as Aspen, Vail, 
and Steamboat Springs.   
 
These are large numbers for a 
small community, so it is useful to 
see them in the larger context of 
Carbondale being part of a 
national /global housing market that is not deterred by price.  
 
We are also part of a regional “employment shed” where job growth in the upper valley, and 
increasingly in the whole region, stimulates housing needs in Carbondale.  The 1,000 housing “deficit” 
is a marker. 
 
The study noted that between 2001 and 2017, 
Carbondale added 1,600 housing units.  Many of 
those units were not affordable to median income 
households when they were built, and they are 
certainly not affordable today.  Furthermore, the 
study found that most of the housing units in 
Carbondale are selling to household making 60% 
more than the area median income (160% of AMI is 
$156,800).  The current market is not meeting the 
housing needs of the community. 
 
Beyond the detailed analysis of the 2019 Greater 
Roaring Fork Regional Housing Study, a quick survey 
of the Aspen Glenwood Springs MLS illustrates the 
housing affordability challenge in Carbondale.  There 
are currently over 100 homes listed for sale in 
Carbondale, but only 6 units for sale are listed at under $1M. These price range for these units is price 
from $565,000 to $875,000. 
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The rough salary to afford event the lowest priced home of current listings would be $180,000 (a rough 
rule of thumb is individuals/families can afford a home 3 times their annual salary) – more than twice 
the area median income. 
 
The Area Median Income (AMI) for Garfield County is $85,000 (Carbondale’s AMI is likely higher higher), 
which would enable an individual/family to afford a home costing roughly $255,000. The current reality 
is roughly 90% of free market housing is unaffordable to most of the residents of Carbondale. 
 
Fortunately, without too much effort on the part of the Town, Carbondale gained close to over 100 
affordable housing units over same time period through inclusionary zoning and efforts from partner 
organizations such as the Carbondale Housing Authority senior housing expansion, RFTA purchase of 
units for their workforce, and the development of rental teacher housing by the Roaring Fork School 
District.  Creating more affordable housing is possible with a concerted effort by the Town and goals to 
guide its efforts and measure progress. 
 
Building off the direction of the Town’s Updated Comprehensive Plan (2022), this Community Housing 
Plan details more implementation steps to create more affordable housing in Carbondale.   
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Current Affordable Housing Inventory 
 
Goal: Double the number of deed-restricted, rental capped, and town owned units 

from 144 to 288 by 2032. 
 

This equates to and additional 144 units. 
 
Affordable Housing Unit Goal Breakdown 
The 144 affordable housing units included in this chart were created through new development or 
purchased by the Town of Carbondale.  All the units, except the Town owned units, are available to 
anyone meeting the residency and income requirement. (See map for location of units) 
 

Carbondale 

Total Housing Units 2022 2600 

Unit Type Current # % of 
Total 

Total Unit Goal 
by 2032 

# of additional 
units 

Affordable units 
as a % of total 
units* 

Appreciation Capped 113 4.35% 226 113 8% 

Rent capped Units 
(Carbondale 
Marketplace) 25 1% 50 

 
 

25 2% 

Town owned units 6 - 12 6 - 

Total 144 5% 288 144 10% 
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Affordable Housing Location Map 
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The Power of Partnerships 
In addition to the deed-restricted for sale units that are managed through contract with the Garfield 
Housing Authority, there are roughly 240 affordable rental units in the Town of Carbondale that are 
owned and managed by nonprofit organizations and public sector partners.  These units are income 
(and in some cases also age qualified) and /or only available through employment with a specific 
organization.   
 
Despite some restrictions, these units play an important role in meeting the general need for affordable 
housing in Carbondale and larger region.  Some of the organizations that have developed affordable 
housing units in Carbondale include the Carbondale Senior Housing Authority; Catholic Charities; Aspen 
Pitkin Employee Housing Inc.; the Roaring Fork School District; and the Roaring Fork Transportation 
Authority.  Habitat for Humanity Roaring Fork has developed six income-qualified for sale units in town. 
Aspen Skiing Company purchased and renovated the old Thunder River Lodge and partnered in the 
Keator Grove development to create 30+ units of employee housing for their employees.  
 
Housing in addition to Town 
of Carbondale inventory 

# of 
units 

% of 
Total Eligibility Notes 

Carbondale Senior Housing 
Authority 79 3% 

Public: Income 
and Residency 

 
 
 

 
Santa Lucia Apartments 
(Catholic Charities) 61 2% 

Public: Income 
and Residency 

 
 
 

Aspen Pitkin Employee 
Housing Inc. 30 1% 

 
Public: Income 
and Residency  

Roaring Fork School District 20 - 

 
Employment 

based 
In process of adding 50+ 

units 

Roaring Fork Transportation 
Authority 18 - 

Employment 
based 

Exploring redevelopment 
options to increase unit 

number 

Habitat for Humanity 6 - 

 
Public: Income 
and Residency  

Aspen Skiing Company 30 1% 

 
Employment 

based Check 

Total 244 9.4%   
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Housing Plan Comprehensive Plan Nexus 
 
The Town of Carbondale embarked on a partial update to its 2013 Comprehensive Plan beginning in 
2021.  This Fall, the update plan was adopted by the Board of Trustees. 
 
The updated Comprehensive Plan has a Housing Component with recommendations, strategies, and 
actions (See excerpt on the next few pages). Many of the items in the newly adopted Comprehensive 
are reflected in this Community Housing Plan.  
 
This plan also includes more specific actions taken by the Town Trustees (some completed and many 
underway) over last six months including: 
 
 the 6% tax on Short Term Rentals that the voters approved by 70%/30% on November 8, 2022, 

and 
 moving forward on a process to select a lead developing for the Town Center parcel that the 

Town owns. 
 
This Community Housing Plan (and the current Community Housing Guidelines) can be read as 
supplements to the Comprehensive Plan that can be reviewed and updated annually. 
 
The Comprehensive Plan Housing Implementation Matrix on pages 10-11 includes notes on the status 
of many of the items in the matrix that this Community Housing Plan is working to implement. The next 
section, Strategies to Increase Housing Stock, includes cross references to the same Comprehensive 
Plan Implementation Plan Matrix. 
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| With good design standards and conversion 
policies, ADUs will continue to supply viable 

housing  |

59

Recommendations

The following housing policies are aimed to increase 
supply of needed unit types and costs. But to help 
Carbondale further supply housing, more must be 
done to boost housing policy flexibility (e.g., land use 
standard relaxations for affordable projects).

1. Explore programs and policy tools to prevent
displacement (e.g., rent stabilization,
commercial linkage fees, impact fees, or rent
review boards) for all susceptible communities.

2. Ensure that land use regulations governing
Planned Unit Development (PUDs) and
subdivision covenants facilitate and remove
barriers to construction of more affordable
housing.

3. Allow Accessory Dwelling Units (ADUs) for
single-family residential zones, to add housing
capacity and increase financial flexibility
for owners. Consider adding an educational
component to inform homeowners with
guidance on ADU construction/conversion.
Research best practices from peer
communities for enforcement and monitoring.

4. Refine and evolve inclusionary zoning
regulations to ensure they do not discourage
mixed-use developments that would
otherwise include needed housing. Explore
programs allowing limited sale/transfer of unit
requirements in such cases.

5. Partner with Garfield County to leverage
County efforts to encourage production of
affordable housing, including participation in
State (CHFA) and federal (HUD/HOME, USDA)
programs including Low-Income Housing Tax
Credit (LIHTC) subsidies.

6. Convene a town-wide and/or regional task
force to develop a comprehensive policy
to address multi-generational housing,
displacement, and social equity issues and
considerations including topics of small-
business retention, housing affordability, and
anti-displacement policies in the community.

7. Assist in the formation of non-English-speaking
business groups or commerce associations.

8. Consider adoption of recent Garfield County
modifications to the County's Land Use &
Development and Building Codes to allow for
"Tiny Homes."

9. Support and expand the Carbondale Affordable
Creative Space effort to promote and fund
arts-oriented space.

10. Expand deed-restricted housing through
Community Land Trusts (CLTs) either by
partnering with an existing CLT (e.g., Elevation
CLT, primarily active in the Front Range today)
or by helping to organize a similar partnership
in the Roaring Fork Valley.

11. Evaluate strategies to actively engage
with regional housing providers to address
affordable housing opportunities.

12. Continue to engage with affordable housing
providers and agencies to develop actionable
strategies and programs to deliver affordable
housing in Carbondale.

13. Re-assess affordable housing needs,
land development opportunities, funding,
partnerships, site selection criteria, and design
guidelines for possible affordable housing
initiatives for the Town of Carbondale.

14. Explore creating a facade improvement
program and funding source to support local
businesses and jobs.
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  GOAL TOPIC 3: HOUSING + JOBS

CATEGORY # STRATEGY / ACTION RESPONSIBILITY TIMELINE

Local & 
Regional 
Approach

3.1 Address housing affordability at the local and regional level concurrently.

3.1.2

Establish a task force to develop a comprehensive policy 
on multi-generational housing, housing affordability, anti-
displacement and social equity, small-businesses retention 
policies in the community.

Housing 
Organizations

3.1.3

Identify land use impediments, gaps, opportunities, design 
guidelines, new funding sources and opportunity sites 
for multi-family housing to increase affordable housing 
opportunities.

Town Board

3.1.4
Explore programs and policy tools to prevent displacement 
(e.g., rent stabilization, commercial linkage fees, impact fees, 
or rent review boards) for all susceptible communities.

Town Board 
& Housing 

Organizations

3.1.5

Partner with Garfield County to leverage County efforts 
to encourage production of affordable housing, including 
participation in State (CHFA) and federal (HUD/HOME, USDA) 
programs including Low-Income Housing Tax Credit (LIHTC) 
subsidies.

Town Board 
& Housing 

Organizations

3.1.6
Consider allocating Town resources or reducing infrastructure 
and permitting fees to assist qualifying affordable housing 
developments.

Town Board

Housing 
Inventory

3.2

Work with housing entities/providers to expand the inventory of affordable housing in a 
variety of configurations, addressing the full diversity of needs (e.g. entry level bedroom 
units, housing will elevator access, co-housing, options for both affordable rental and 
homeownership).

3.2.1 Identify funding mechanisms and possible sites for affordable 
rental housing.

Town Board

3.2.2

Expand deed-restricted housing through Community Land 
Trusts (CLTs) either by partnering with an existing CLT (e.g., 
Elevation CLT, primarily active in the Front Range today) or by 
helping to organize a similar partnership in the Roaring Fork 
Valley.

Town Board 
& Housing 

Organizations

3.2.3
Consider a buy down program for Carbondale's existing 
affordable housing stock (any HDR area or mobile home park) 
to preserve affordability. 

Town Board 
& Housing 

Organizations

3.2.4 Prioritize affordable, medium-density housing inventory in 
Downtown North.

Town Board, 
Planning 

Department

Ongoing 
Monitoring

3.3 Evaluate performance and outcomes of the Town's inclusionary residential requirements and 
adjust accordingly.

3.3.1
Establish a baseline of housing through inventorying, then 
evaluate the Town's inclusionary residential requirements 
based on community need and amend as needed. 

Planning 
Department, non-

profit housing 
organizations

3.3.2 Evaluate market disincentives of inclusionary community 
housing.

Planning 
Department, non-

profit housing 
organizations

3.3.3

Evaluate inclusionary zoning regulations to ensure they do not 
discourage mixed-use developments that would otherwise 
include needed housing. Explore programs allowing limited 
sale/transfer of unit requirements in such cases.

Town Board
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  GOAL TOPIC 3: HOUSING + JOBS

CATEGORY # STRATEGY / ACTION RESPONSIBILITY TIMELINE

Land Use + 
Zoning

3.4 Evaluate the UDC to identify and remove barriers to affordable and accessible housing supply.

3.4.1

Ensure that land-use regulations governing Planned Unit 
Development (PUD's) and subdivision covenants facilitate 
and remove barriers to construction of more affordable 
housing.

Planning 
Department 
& Planning 

Commission

3.4.2

Educate homeowners on Accessory Dwelling Units (ADU) 
regulations and provide guidance on permitting and 
construction conversion. Research best practices from peer 
communities for enforcement and monitoring.

Planning 
Department

3.4.3 Consider amending the UDC to allow detached ADUs.

3.4.4 Amend the UDC to define and allow tiny homes.

Planning 
Department 
& Planning 

Commission

3.4.5

Consider residential infill design standards / guidelines to 
address design compatibility, form, scale and character, 
specifically to address, adjacencies, roof line forms, solar 
access, entry and window alignments, setbacks, upper level 
stepbacks and privacy and other mass and scale standards 
to ensure compatibility of structures between low and high-
density uses and protection of neighborhood character as 
changes occur over time.

Planning 
Department 
& Planning 

Commission

3.4.6

Consider revisions to the “Transitions between unlike land 
uses” (UDC 3.7.5) in the Town’s Unified Development Code 
that strengthen design compatibility in areas where R/HD 
zones abut or are across the street from R/LD zones.

Planning 
Department 
& Planning 

Commission

3.4.7
Continue to negotiate with developers when rezoning 
to address phasing, diversity in housing, and affordable 
housing requirements. 

Planning 
Department 
& Planning 

Commission

3.4.8
Monitor short-term rentals (STRs) to ensure that local/
workforce housing is not converted into STRs. Amend the 
UDC to prohibit STRs where inappropriate.

Planning 
Department 
& Planning 

Commission

Land Use + 
Zoning

3.5 Support and expand the Carbondale Affordable Creative Space effort to promote and fund 
arts-oriented space.

3.5.1

Duplicate 2018 pilot survey for that identified preliminary 
demand potential for 42 live-work artist units, 11 shared 
creative workspaces, and other arts-oriented space that 
could be pursued further in plans for redevelopment 
throughout Carbondale - particularly in conjunction with 
infill redevelopment of Downtown and Downtown North. 

Carbondale Arts, 
Art & Culture 

Organizations, Town 
Board

3.5.2 Continue to pursue diversity in housing types by 
encouraging live/work space for artists.

PPlanning 
Department, 

Carbondale Arts, 
Art & Culture 

Organizations,

87

Near-term (0 to 3 Yrs) Medium-term (0 to 6 Yrs) Long-term (0 to 10 Yrs)

Ongoing
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Strategies to Increase Affordable Housing Stock 
 
Goal: Double the number of deed-restricted, rental capped, and town owned units from 144 to 288 
by 2032. 
 
 

Strategy Area 
 

Description First Moves Timeline Comp 
Plan 

Strategy 
Building New Build a creative 

project on the 
Town Center 
site that 
includes 
significant 
affordable 
housing. 

 

 Develop a Request for 
Qualifications and Review process 
to select a partner/s to develop 
the Town Center property. 

• Select a development 
partner(s) for the Town 
Center property. 

• Create a development and 
financing plan. 

• Complete the development 
review process for project. 

• Apply to State Division of 
Housing (DOH) for funding 
for the project. 

 
Future Considerations: 

o Assess Town owned land for 
potential affordable housing 
units. 

o Examine potential and 
incentives for Accessory 
Dwelling units (ADUs ). 

o Explore funding to support 
third party development of 
affordable housing. 

o Explore the potential of tiny 
homes and similar small unit 
concepts. 

Fall / 
Winter 
2022 
 
 
 
 
 
… 2023 

3.5.1 
3.5.2 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

3.2.1 
 
 
 

3.4.2 
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Conversion Create 
development 
neutral 
programs to 
convert existing 
housing into 
permanently 
affordable 
housing. (See 
West Mountain 
Regional 
Housing 
Coalition 
Housing 
Programs 
Strategies 
Toolkit) 

 

 Develop a buydown/deed 
restriction – shared equity 
program 

 Create a downpayment 
assistance program 

 Apply to DOH for funding for 
these programs as the Town 
and/or in partnership with 
Regional Housing Coalition 

 
Future Considerations: 

o Allow for donated deed 
restriction (tax right off)  

o Explore partnerships with 
Garfield County and other 
organizations to create the 
process and funding to help 
area trailer park residents to 
buy their parks and make 
them parks permanently 
affordable. 

Winter 
2023 
 

3.2.3 
 
 
 

3.2.3 
 

3.2.1 
 
 
 
 
 
 
 
 
 

3.1.5 

Funding Explore 
affordable 
housing funding 
options at the 
Town, County, 
Regional and 
State level. 

 

 Ask voters to approve 6% tax on 
Short Term Rentals o the 
November 2022 ballot. 

 Apply to DOH for funding for the 
Town Center Development Plan 
and Development Neutral 
Programs. 

 Work with Regional Housing 
Coalition on regional funding and 
financing sources for affordable 
housing, including applying to 
DOH for buy down fund.  

Future Considerations:  

o Assess potential bonding 
options given existing 
revenues. 

o Encourage state 
representatives to amend 
TABOR to enable use real 

Complete 
11/9/2022 
 
STR Tax 
passes 
72%/28% 
(2183/858) 
 
2023 

3.2.1 
 
 
 

3.2.1 
 
 
 

 
3.1.2 
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estate transfer tax (RETT).  
Connect the high price of 
housing to a funding source 
to create affordable housing.  

o Explore other funding tools to 
encourage housing 
affordability. 

Policy Examine policies 
to support 
affordable 
housing by the 
private market, 
the public and 
nonprofit sector.  

 

 Support regional efforts to 
create affordable housing  

 Explore options to require more 
affordable for new residential 
and commercial development. 
(Higher inclusionary zoning 
percentage, commercial linkage, 
development fees, etc).  (See West 
Mountain Regional Housing 
Coalition Housing Programs 
Strategies Toolkit) 

 
Future Considerations: 

o Considering adjustments to 
the new Short Term Rental 
Rules and Regulations. [Link] 

o Develop enforcement 
procedures to address 
unlicensed STR. 

o Explore other policy options 
relating to commercial 
development and second 
homes. 

o Explore programs and policy 
tools to prevent displacement 
for all susceptible 
communities 

o Expand deed restricted 
housing through Community 
Housing Land Trust Model. 

o Explore strategies to create 
seasonal housing units with 
other partners. 

2022 3.1 
 

3.3 
3.3.2 

 
 
 
 
 
 
 
 
 
 

3.4.8 
 

 
 
 
 
 
 

 
 

 
 
 
 
 
 

3.1.4 
 
 

3.2.2 
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Partnerships Continue to 
support the 
creation of 
affordable 
housing units by 
nonprofit, 
public, and 
private sector 
partners. 

 Encourage nonprofit 
organizations and public entity 
partners to convert existing 
housing and/or build new 
affordable housing options for 
their workforces and the general 
public.  
 

Future Considerations:  

o Explore ways to partner with 
private employers in 
Carbondale to create 
affordable workforce housing 

Ongoing  

Administration Improve the 
affordable 
housing 
application 
process.  

 

 Offer clear communication on 
Town Website on the different 
options for affordable housing 
and the different organizations to 
contact. Consider adding short 
videos. 

 Assess the existing housing we 
have and make sure our existing 
housing guidelines are working 
and we don't have loopholes. 
[Link] 

 Evaluate STR's and assess 
whether they are impacting the 
long-term rental market. 

Winter/ 
Spring 
2023 

 
 
 
 
 
 
 
 
 
 
 
 

3.4.8 

Evaluation Review progress 
on strategies at 
Trustee 
worksessions 
regularly. 

 Adjust approach, funding, staffing 
as appropriate to implement 
strategies to achieve affordable 
housing goal. 

 Add, edit or delete strategies as 
needed to achieve affordable 
housing goal. 

 

Winter 
2022/ 
Spring 
2023 
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Resources 
 
Town of Carbondale 
 
 Town of Carbondale Community Housing Guidelines (2020 AMI) 
 The Arts Market Survey 
 Town Center – Request for Qualifications (RFQ) 
 Comprehensive Plan update 2022 

 
Regional 
 
 West Mountain Regional Housing Coalition [www.wmrhousing.org] 

• 2019 Greater Roaring Fork Regional Housing Study 
• 2022 West Mountain Regional Housing Programs & Strategies Toolkit 
• Regional Housing Data Supplement 

 Garfield County Housing Authority 
 

 Habitat for Humanity Roaring Fork 
 

State of Colorado 
 
 The Colorado Department of Local Affairs (DOLA) Division of Housing  

• Transformational Affordable Housing, Homeownership, and Workforce Housing Grant 
Program 

 State of Colorado Resiliency Framework 2020 
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MINUTES 
CARBONDALE PARKS & RECREATION COMMISSION 

November 9, 2022 

Hollis Sutherland called the meeting of the Carbondale Parks & Recreation Commission to order at 7:02 p.m. at 
Carbondale Town Hall on November 9, 2022. 

ROLL CALL 
The following members were present for roll call: 

Members: Hollis Sutherland, Chair 
Rose Rossello, Vice-Chair  
Ashley Hejtmanek, Member 
Leslie Keery, Member 
Susan Rhea, Member 
Drew Sorenson, Member 
Brian Soby, Alternate 
Misha Logan, Youth Representative 

Town Staff Present: 

     Guests: 

Eric Brendlinger, Parks and Recreation Director 
Margaret Donnelly, Recreation Center and Programs Manager 
Kolton Morrison, Aquatics Facility Manager and Health and Wellness 
Coordinator 
Jared Barnes, Planning Director 

   Kae McDonald, Boards & Commission Clerk  

    Stephanie Gianneschi, Aspen Community Foundation Philanthropy    
Director 

CONSENT AGENDA 
Motion Passed:  Susan Rhea moved to approve the minutes from the October 12, 2022, meeting.  Leslie Keery 
seconded the motion, and it was unanimously approved. 

ITEMS FROM CITIZENS PRESENT NOT ON THE AGENDA 
Jared Barnes, the recently hired Planning Director for the Town of Carbondale, introduced himself. 

INTRODUCTION OF KOLTON MORRISON, AQUATICS FACILITY MANAGER AND HEALTH AND WELLNESS 
COORDINATOR 
Hollis welcomed Kolton Morrison, the recently hired Aquatics Facility Manager and Health and Wellness 
Coordinator. 

Kolton explained that he used to own an athletic training facility in Phoenix but was able to save enough money to 
make the move to Carbondale two years ago.  He added that he has always been drawn to Carbondale and is 
looking forward to working for the Town.  He noted that while he still owns a finance company, he has staff that runs 
the business so he will be able to devote his full attention to his position at the Rec Center. 

Rose asked if he still owned the athletic training facility in Phoenix. 

Kolton replied that he sold the business to move to Carbondale.  

AQUATICS FACILITY MASTER PLAN – COMMISSIONER’S QUESTIONS REGARDING AN ASPEN 
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COMMUNITY FOUNDATION NON-ENDOWED ORGANIZATIONAL FUND 
Hollis reminded the commission members that she and Eric had met with the Aspen Community Foundation in the 
summer.  They invited Stephanie Gianneschi, the Director of Philanthropic Services, to meet with the commission 
members to answer questions regarding the establishment of a fund to raise money for the pool project. 
 
Stephanie acknowledged the interest of the Commission to establish a fund to aid in raising funds for the new 
Aquatic Facility.  She explained that the Aspen Community Foundation (ACF) was established in 1980, currently 
has assets of approximately $60,000,000.00 and in addition to their own unrestricted funds they hold 179 funds that 
include Donor Advised Funds, Memorial Funds, Field of Interest Funds, Scholarship Funds, Organization Funds, 
and Designated Funds.  Stephanie added that the Aspen Community Foundation is a 501(c)(3) – nonprofit – 
organization that is overseen by a 20-member Board of Directors and a staff of 7. 
 
Susan Rhea asked who comprised the Board of Directors. 
 
Stephanie replied that the Board of Directors represents the community that they serve and is comprised of 
residents that live from Aspen down to Rifle.  She added that the Directors can be donors, leaders in the valley, or 
community members that believe in the current mission of the Foundation which is a cradle-to-career initiative.  She 
noted that ACF is not allowed to make grants to individuals, but they do support local social and human services 
programming – especially early childhood education.  Stephanie explained that ACF also worked with Pitkin, Eagle, 
and Garfield Counties during Covid to disburse CARES Act funding.   
 
Stephanie referred the commission members to the meeting packet for a detailed description of each type of fund, 
but her recommendation would be for the Commission to consider a non-endowed organization fund which will allow 
more frequent withdrawals without penalty.  She highlighted pertinent details regarding setting up a fund with Aspen 
Community Foundation (ACF): 

• The Town of Carbondale Parks & Recreation Commission as a government unit if the funds are designated 
for a public purpose. 

• A $100,000.00 deposit is required to establish a non-endowed organizational fund and ACF charges an all-
encompassing 1% administrative fee.  Stephanie explained that the donors receive a tax benefit when they 
give money to ACF and the burden of administration (which includes acknowledgement letters, tracking of 
funds, disbursement requests, quarterly statements, and Internal Revenue Service reporting requirements) 
is relieved from the organization.  She noted that ACF has been accredited by the Council of Foundations 
and a 1% fee is the industry standard. 

• The fund can either be put into a money-market account or the ACF-pooled investment account. 
• There is no limit to withdrawals for a non-endowed organizational fund.  However, ACF doesn’t write checks 

to vendors – they give the requested amount to the organization (For example, the Town of Carbondale) 
who then disburses payment to vendors. 

• While any donation to an account set up by the Parks & Recreation Commission is considered an asset to 
that organization, the funds are the property of ACF for reporting requirements.  A benefit to money held by 
ACF is the perceived separation of the funding from a government organization.  ACF regards donor intent 
a paramount feature and that is a primary feature of their tracking system. 

• Once the fund is established anyone can donate any amount at any time. 
 
Hollis asked how long it takes to receive the money after a disbursement request has been made. 
 
Stephanie replied that it is usually within a week. 
 
Susan asked that if the fund is put into the investment account, must the investment be sold before the organization 
gets their requested disbursement.  She also asked if the organization funds are at risk given the current volatility of 
the stock market. 
 
Stephanie replied that the funds are always available regardless of which account the money is located in.  She 
pointed out that ACF strives for long-term investment growth. 
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Brian commented that the purpose of the fund to construct the pool would be short-term in nature and so there isn’t 
an expectation of any accrual.  He asked if ACF has worked with other government entities in holding capital for 
construction projects.  He commented that because the money will be spent in the shorter term, that it more like a 
regular budget expenditure and less like “treasury funds” that Stephanie seems to be describing.  
Hollis added that although the initial focus will be on raising money to facilitate the pool construction, she personally 
would like the fund to serve a longer-term purpose to fund other parks and recreation projects. 
 
Brian commented that as he understood it, government entities qualify to receive tax-free donations, and asked if 
that is the case, why not let Town staff administer the donated funds. 
 
Stephanie replied that the money isn’t entered into the pooled investment fund unless specified.  She pointed out 
that the organization fund is considered a liability on ACF books, not an asset. 
 
Brian asked whether there are any protections that exist to prevent the money held in a Parks & Recreation 
Commission account being used for other purposes by Town management. 
 
Stephanie replied that that is usually outlined in the agreement and that the Town’s attorney would need to answer 
that question. 
 
Brian persisted in asking questions regarding the benefits of the 1% fee and whether there was any assurance that 
the donated funds would be spent as intended. 
 
Hollis pointed out that donors may feel uncomfortable giving money directly to the Town, regardless of whether 
there is a tax benefit or not. 
 
Eric agreed with Hollis and explained that because the Town will be expending funds to pay down the note on the 
pool, there will be fewer funds to facilitate other maintenance needs and capital projects in the coming years and the 
proposed funding mechanism would be a great way to build a “nest egg” for these other projects. 
 
Ashley asked how funds donated for a specific purpose will be tracked to ensure they get spent on that purpose.  
She also asked how the $100,000.00 can be accumulated for the initial account deposit. 
 
Stephanie replied that there are many ways to accumulate the initial deposit.  She noted that the $100,000.00 isn’t a 
static amount -- just the minimum to establish the account – but there isn’t a minimum balance required to maintain 
the fund. 
 
Hollis added that the $100,000.00 can’t be from taxpayer funds but thought that that would be a good topic to 
explore if they get to that point.  Hollis noted that the purpose of this agenda item was for Stephanie to answer 
questions raised at previous meetings so the commission members could determine if this course of action 
warranted further meetings with Town staff and the Board of Trustees.   
 
Eric asked why other nonprofits might use non-endowed organizational funds – is it merely a holder for future 
projects or because a donor wanted to fund a specific organization. 
 
Stephanie replied that many of the funds have been held by ACF for more than ten years, but many aren’t 
particularly active.  She noted that a recently added Aspen Valley Ski Club account was because of a donor and 
another fund for Trees, Water and People was established by one of their trustees that lives in the valley and 
wanted a vehicle for visibility. 
 
Eric asked if the Town could apply for an ACF grant. 
 
Stephanie responded that it depended upon the request – ACF doesn’t fund capital projects -- but they might 
consider a funding request for programming that filled a human services need (providing scholarships for swimming 
lessons, for example). 
 
Drew commented that another benefit to an ACF fund would be the appeal to non-local donors looking for a good 
cause. 
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Stephanie agreed with Drew and noted that part of ACF’s mission is to connect donors to common needs.  She 
added that they have recently revamped their newsletter to add more grantee/donor opportunities.  She noted that 
in the last year they have brought in $21,000,000.00 and granted out $17,000,000.00. 
Brian asked if Stephanie could demonstrate whether that $21,000,000.00 was linked to outreach efforts by ACF. 
 
Stephanie replied that the $21,000,000.00 was all-inclusive of ACF’s efforts, but she committed to finding out how 
much of the money brought in could be linked to outreach efforts. 
 
Eric commented that if ACF’s donor network was able to raise money beyond what the Town could do on its own, it 
is worth the 1% fee. 
 
Ashley acknowledged that ACF’s granting mechanism wouldn’t help the pool project at the outset, but she agreed 
with Eric that the benefit is reaching donors outside the Carbondale community. 
 
Hollis asked the group if they were interested in continuing to pursue a fund with ACF. 
 
Ashley asked if it would be possible to compare the donation process for the Town against that of ACF.  She 
wondered if the Town Manager, Town Attorney, and the Town’s Finance Director would be available to attend an 
upcoming meeting. 
 
Eric thought it best to draw up a list of questions for Town staff that they could answer. 
 
Brian agreed that he would like to see a comparison of the Town process versus the ACF process and evaluate the 
costs and benefits of both. 
 
Susan thought it was worth continuing the conversation. 
 
COMMISSION INTERNAL OPERATIONS: STAGGERED TERMS DISCUSSION, CODE CHANGES 
PROPOSALFOR THE TIMING OF APPOINTMENT CALENDAR AND REMOVAL OF NEED FOR SPECIAL 
MEETING 
Hollis explained that the packet attachment laid out her reasoning for staggering one regular member term, to be 
achieved by limiting one to two years in the upcoming 2023 cycle.   She also reminded the commission members 
that in the event of a vacancy, the appointment only fulfills the remainder of the term. 
 
Susan commented that Hollis’ explanation was sound, and her proposal seemed reasonable. 
 
Rose added that she appreciated Hollis’ extra effort. 
 
Motion Passed:  Ashley moved to alter one of the voting/regular member terms expiring in 2023 to be a two-year 
term that will expire in 2025.  Thereafter, the appointment of that term will be for three years.  Susan seconded the 
motion, and it was unanimously approved. 
 
Hollis asked the commission members to consider eliminating the requirement for a special meeting to interview 
prospective candidates. 
 
Motion Passed:  Susan moved to eliminate the special meeting requirement for applicant interviews.  Leslie 
seconded the motion, and it was unanimously approved. 
 
Hollis asked that the commission members consider changing the timing of the member appointment calendar from 
September 1st to May 1st to provide new members with the opportunity to participate in the parks tour and 
budget/capital improvement projects discussions that occur in the summer months. 
 
Misha supported the change, noting that it would be easier for students interested in the youth position to apply 
while school was still in session. 
 
Eric asked when students decide on their capstone projects. 
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Misha replied that it was usually in the middle of the student’s Junior year. 
 
Brian suggested adjusting the Youth Representative’s term to best coincide with school project requirements. 
 
Leslie pointed out that Senior Capstone projects must be completed by December. 
 
Ashley wondered if the Youth Representative appointment could be different that the regular/voting member 
appointments.  She thought it made sense to have the regular/voting member terms begin May 1st. 
 
Misha pointed out that not Youth Representatives will use the Commission appointment for their Capstone project.  
He thought that students could work around the Commission appointment calendar. 
 
Motion Passed:  Susan moved to adjust the timing of the member appointment calendar to May 1st and align the 
requisite advertisements and interviews with that date.  Ashley seconded the motion, and it was unanimously 
approved. 
 
UPDATE ON DOG PARK SIGNAGE RULE CHANGE PROPOSAL FOR HENDRICKS, GLASSIER AND NATURE 
PARK OFF-LEASH DOG AREAS 
Susan commented that there have been a lot of emails circulating and new issues raised regarding the language on 
the dog park signage.  She explained that based on what she has learned there isn’t a one-to-one correlation 
between non-neutered dogs and aggression.  She added that she will continue to work to work with Eric, the Police 
Chief, and the Code Enforcement Officer to find consensus on proposed rules.  She asked Eric if the new signage 
would be included in the upcoming budget cycle and when the new signage might be installed. 
 
Eric replied that the signs will be part of the park maintenance budget.  He explained that they will include the skills 
of a graphic artist for the signs, so he will need the sign information by early spring. 
 
Susan committed to have proposed elements ready for a decision in January.  She pointed out that Carbondale 
doesn’t have a lot of staff for code enforcement and Hendricks Park seems to be the location with the most dog 
issues.  She added that the actions of one person are at the center of one issue and the other issue is dog behavior 
in general. 
 
Brian questioned the need for rule changes if the actions of one person were at the heart of the issue. 
 
Hollis suggested asking the Code Enforcement Officer to step up patrolling if they know there is a problem. 
 
REPORT & UPDATES: STAFF AND COMMISSION MEMBERS 
Eric Brendlinger, Parks and Recreation Director: 

• The Red Hill picnic shade shelter is complete, and the landscaping has begun.  Unfortunately, rockfall 
destroyed the port-a-potty structure.  They will also be compiling data from the Red Hill Trail counters for an 
end-of-year report. 

• They have begun pulling together the data on the 2022 weed mitigation efforts to develop 2023’s efforts.  
That proposal will be on an upcoming agenda. 

• The Request for Proposal for the pool construction owner’s representative has been advertised.  Once the 
owner’s representative is hired, a second RFP/RFQ will be advertised for a design/build company.  Eric 
encouraged anyone interested in serving on the pool design committee to let him know.  He pointed out that 
while there isn’t a lot of work to be done now, there is a large time commitment expected as the project 
moves forward. 

• Hendricks Playground equipment replacement has been delayed until November 28th, but the project is 
anticipated for completion prior to deep winter. 

• The Carbondale Age Friendly Community Initiative received a grant for two benches to be installed at the 
Ramey-Harvey Park. 

• A Public Information Announcement will be advertised informing Carbondale residents of the need to 
remove elm trees at the 4th Street Plaza Park. 

 
Susan noted that there were a lot of solar activated lights at the cemetery and wondered if that was permitted. 
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Eric replied that that was tied to the recent Dia de los Muerts event and he felt that even though it isn’t permitted in 
the long term, that it was important from a community perspective to allow that practice for the short term. 
 
Margaret Donnelly, Recreation Programs and Facility Manager 

• The Recreation Center Staff is participating in weekly Monday meetings to share information, so everyone 
is on the same page. 

• Her short-term goals are to obtain assistance for each of the coordinators and to explore ways to bring in 
more income for the facility. 

• She noted that volunteers for the Turkey Trot are needed.  She anticipated that the time commitment would 
be approximately one to one and one-half hours.  

 
ADJOURNMENT 
The November 9, 2022, meeting adjourned at 9:10 pm. The next regular meeting is scheduled for December 14, 
2022, at 7:00 pm. 
 
Respectfully submitted,  
Kae McDonald 
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MINUTES 
ENVIRONMENTAL BOARD 

November 22, 2022 
 

CALL TO ORDER 
Hannah-Hunt Moeller called the in-person/virtual Environmental Board meeting to 
order at 6:05 pm on November 21, 2022. 
 
ROLL CALL 
The following members were present for roll call:  
 

E-Board Members:  
 

Hannah-Hunt Moeller, Chair 
Fred Malo, Member 
Jane Hendricks, Member 
Quinn Donnelly, Member 
Tessa Schreiner, Member 
Michael Port, Member 
Frosty Merriott, Member 
Pat Hunter, Alternate 
 

Town Staff Present: 
 

Chris Hassig, Board of Trustees Liaison 

Guests: Zuleika Pevec, CLEER Representative 
Alyssa Reindel, Evergreen Zero Waste 
 

CONSENT AGENDA 
Motion Passed:  Tessa moved to approve Environmental Board meeting minutes from 
the October 17, 2022, meeting.  Quinn seconded the motion, and the minutes were 
unanimously approved. 
 
PERSONS PRESENT NOT ON THE AGENDA    
There was no one present, not on the agenda, to address the board. 
 
BOARD MEMBERSHIP UPDATE    
Hannah-Hunt related that Nicole is resigning from the Environmental Board, effective this 
month, because she needs to attend to other obligations.  Hannah-Hunt is reaching out to 
potential members, and she encouraged others to do the same. 
 
Hannah-Hunt asked Frosty if he was planning to re-apply when his term expires in 
December. 
 
Frosty answered in the affirmative. 
 
BOARD OF TRUSTEE UPDATE    
Chris noted that the Board of Trustees approved the green building code.  He added that 
the BOT also discussed the Pathway to Net Zero at the same meeting.  He thought that 
the Environmental Board’s check-in with the Trustees was also productive, with board 
members encouraging the BOT to act more aggressively on a climate agenda.  He related 
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that while the BOT is resistant to adding a sustainability coordinator to Town staff, but 
Chris thought that there might be some softening on that issue.  He also thought that there 
might be consideration for banning the use of natural gas in new construction. 
 
Quinn asked what the BOT’s biggest reservation was regarding a sustainability staff 
member. 
 
Chris replied that the concern was centered not only on budget outlay for the position, but 
also how effective a sustainability staff person might be.  Chris thought the best way to 
achieve effectiveness would be to have that staff person be part of the Building 
Department. 
 
Frosty related that he had lunch with Marty Silverstein to gauge how the BOT feels about 
these issues.  He noted that one issue he had as a businessperson was that the absence 
of a sustainability staff member was the potential conflict of interest because members of 
CLEER’s staff are related to a Trustee.  He thought it would be best to hire a staff member 
with grant writing ability because there is money available for climate action initiatives and 
it would more than pay for the position if they were able to access those funding pipelines.  
It was Frosty’s opinion that the BOT’s reticence about hiring sustainability staff was less 
about the money and more about the BOT not seeing it as a priority. 
 
Fred asked whether there was any consideration for obtaining a grant to hire a grant writer.  
He noted that there are grants available for that and cited the example that the salary for 
350.org’s director was paid for through a grant from the SkiCo. 
 
Chris thought that was a good point and while he was warming to the idea, he wasn’t sure 
how the other Trustees felt.  He thought a good course of action would be to develop a 
clear job description and tie that to specific benchmarks and goals that need to be 
accomplished would be a good way to demonstrate how such a staff person was needed.  
He pointed out that the de facto environmental person on Town staff was the Building 
Official and since they haven’t been able to hire anyone yet, environmental action is 
stagnating. 
 
Fred related that CORE is hiring a grant writer and that grant writer is anxious to move 
down valley, so he thought that might be a good interim option. 
 
Quinn agreed and noted that having a grant writer might also benefit other Town 
departments, as well. 
 
Chris noted that there will be a discussion at the Tuesday, November 22nd, BOT meeting 
with the prospective consultant for Town Center and the consultant was very open to 
environmental aspects of the development.  He added that he thought that a grant writing 
position does have some traction with Trustees, although he wasn’t sure it was a majority 
yet.  He thought it might be possible for someone to start out writing more grants and then 
segway into more of a project management role. 
 
Quinn asked if someone with a sustainability background would also have grant writing 
expertise. 
 
Tessa replied that it was possible – both grant writing and sustainability can be learned, so 
hiring someone with expertise in one area doesn’t preclude them from being able to take 
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on the other role.  Tessa supports pursuing CLEER to take on the grant writing and 
program development and then at the point when there is sufficient funding and/or more 
programming that CLEER can take on, that is the point to consider hiring a staff person; 
alternatively, if it is obvious that the Town isn’t reaching its climate goals through CLEER’s 
support, that would also be the time to consider a staff person. 
 
Hannah-Hunt thought that a good next step would be to put together a job description and 
as a group identify what should be undertaken by the Building Official, what could be 
undertaken by CLEER and what should be undertaken specifically by a sustainability staff 
person. 
 
Chris suggested finding dedicated funding sources for the position, possibly through a tax 
initiative like the one proposed in 2016, or by making the use of natural gas prohibitively 
expensive and using any money generated to pay for a sustainability position. 
 
Tessa pointed out that that is what Aspen is essentially doing, as well as upgrading to be 
electric-ready. 
 
Pat suggested adding an excise tax to all the storage units, including rental exceeding 30 
days.  He pointed out that the 2016 tax initiative failed because there weren’t specific 
details about how the money was going to be spent. 
 
Hannah-Hunt asked which board members would like to work on the job description and 
which members would like to work on the funding piece for the next meeting. 
 
Tessa and Michael committed to work on the job description. 
 
Pat asked if the BOT had produced a memo identifying those tasks that they would like to 
see the Environmental Board to be working on. 
 
Chris replied no – but noted that that was more the Environmental Board reporting to the 
BOT rather than the other way around.  He noted that Hannah-Hunt had provided a list of 
items to work on in the upcoming year and the BOT accepted that list and has not 
identified anything beyond that list.  Chris noted that the only other item was that at the 
November 22 BOT meeting there will be a discussion about the Wild and Scenic 
designation for the Crystal River. 
 
STAFF UPDATE    
Mark was absent from the meeting and will address the Board at next month’s meeting. 
 
CLEER UPDATE: DISCUSSION OF PATHWAY TO NET ZERO FOR EXISTING 
BUILDINGS    
Hannah-Hunt asked Zuleika to lead the discussion regarding the Pathway to Net Zero as 
well as the benchmarking of existing buildings in the Town of Carbondale. 
 
Zuleika noted that REG was in Carbondale last Monday and walked through Town Hall, 
the Rec Center, and the Public Works building.  She explained that the unofficial feedback 
was that none of the systems were so complicated that electrification would be too onerous 
to undertake.  She thought they would have a detailed report from REG by the end of the 
year. 
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Pat asked who is paying REG and how much is being paid. 
 
Zuleika explained that the Town paid CLEER, and in turn, CLEER is paying REG.  She 
noted that the project is capped at $12,000.00. 
 
Chris added that he thought there was $50,000.00 allocated in the 2023 budget for the 
actual work. 
 
Hannah-Hunt asked what the next steps would be for this project. 
 
Zuleika replied that it depends upon what the report says and if it is possible to move 
forward.  She added that if it is possible to move forward, CLEER would digest REG’s 
report and take the recommendations to the BOT for project completion in 2023 – if that is 
what is recommended.  She noted that if there is success with the three buildings selected, 
they may be able to move forward with other buildings the Town owns. 
 
Michael asked if the retrofits were a guaranteed part of that plan.  He explained that in the 
Pathway to Net Zero the ending recommendation is to continue to monitor and evaluate all 
buildings. 
 
Zuleika wasn’t sure.  She pointed out that the energy use of all the municipal buildings is 
being recorded through EnergyCap. 
 
Zuleika explained that the challenge with the Path to Net Zero and existing buildings is that 
because they are already occupied and in use, it is hard to force them to do something 
different with their property.  She pointed out that the matrix included in the meeting packet 
are some of the ways CLEER has come up with to encourage property owners to convert 
to electrification.  She noted that the timeline is extended beyond that for new buildings 
because they anticipate the process to be more difficult. 
 
Quinn asked if each of the initiatives must be approved separately by the BOT or if they 
can be packaged together.  He noted that one advantage to approving them separately is 
the evolution of technologies over the 27-year lifespan of the matrix. 
 
Zuleika replied that they anticipate them being packaged together.  She explained that 
there currently isn’t a mechanism to make property owners modify their buildings unless 
they apply for a building permit, get an appraisal or refinance. 
 
Fred suggested focusing on communication to approach the issue – there is likely to be 
reluctance to change unless property owners can be informed that state and federal grants 
will defray the costs and they may save money in the long term with reductions in their 
utility bills. 
 
Zuleika agreed that an outreach campaign will be essential for all the programs. And 
CLEER endeavors to do that with all their programming. 
 
Hannah-Hunt asked how the Eco-Block and/or bulk buy of heat pumps might fit into the 
matrix.  She also asked how the Environmental Board could partner with CLEER to help 
communicate the messaging. 
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Zuleika replied that programming such as thermalize isn’t part of the matrix because while 
programming such as thermalize will benefit property owners in achieving a better energy 
score, the “pushes” that will promote those larger conversions require a separate 
conversation.  Zuleika noted that the matrix is largely theoretical at this point, and she 
thought that the BOT will engage in significant conversation about each sector because it 
is asking a lot to ask property owners to comply and there may be pushback before it is 
adopted.  She acknowledged that the EBoard would be instrumental in communicating this 
program if some version does get adopted and noted that it will be important to maintain 
consistent messaging across every organization to achieve success. 
 
Michael asked if it was easier to pass a Net Zero Matrix for new buildings because they 
were considering an update to the green building code.  He wondered if that endeavor 
could help inform this new undertaking. 
 
Zuleika replied that her understanding was that the Town has a lot more control over new 
construction because of code requirements. 
 
Tessa agreed that it is very challenging and noted that while not prescriptive, Aspen will be 
instituting performance requirements for existing buildings in the next few months.  She 
noted that there won’t be any specific requirements how it is achieved, but each building 
will be required to achieve science-based targets. 
 
Pat asked who will be doing the benchmarking required to establish the information used in 
the matrix.  He asked who would be involved locally to manage the program. 
 
Zuleika replied that there is a program called “Portfolio Manager” that the Department of 
Energy operates that will be used to gather the benchmarking data.  She explained that it 
is built in a way that building owners/managers can enter their information into the system 
and the program does all the calculations.  She explained that managing this program is 
within CLEER’s purview. 
 
Pat asked whether there was measurable information that would inform the community 
whether climate action goals had been achieved.  He asked if there were examples of 
other communities undertaking similar matrix. 
 
Zuleika suggested that Jeff and Heidi would be the best people to ask.  Zuleika thought 
that while she didn’t know of any community using a similar matrix, she thought there were 
communities using pieces of it. 
 
Hannah-Hunt thought it was important to have as many metrics as possible to inform the 
matrix but acknowledge the challenge for existing buildings. 
 
Quinn asked how confident is CLEER that the power to run the conversion to electrification 
is from a sustainable source.  He also asked if the power grid is going to be capable of 
delivering that much more electricity. 
 
Zuleika explained that most of Carbondale is on Excel’s grid and Excel has a goal to be 
100% renewable by 2050.  She reminded the board members that clean electric power 
was one of the goals approved by Garfield Clean Energy for the county.  She added that 
the grid capacity is a current focal point, and she wasn’t sure what Carbondale’s status 
was. 
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Pat commented that the utility companies will be converting to “smart” systems that will 
make decisions about when and how much energy is allotted to each activity all the way to 
balancing each community’s energy needs. 
 
Zuleika commented that CLEER is part of “Charge Ahead Colorado” and their recharge 
coach is part of a group applying for a grant through the DOE to work on becoming EV 
ready.  She also noted that once CLEER knows what their budget line item is, they will be 
including the Environmental Board to help develop their 2023 work plan. 
 
EV UPDATE: GO EV CITY, CHARGER FUNDING AND NEXT STEPS   
Hannah-Hunt related that Go EV was one of the items discussed with the BOT.  
She added that both she and Quinn spoke with Martin about the Go EV City and 
the EBoard is proposing that Carbondale become a Go EV City.  She explained 
that it would require adopting an ordinance like the two examples included in the 
meeting packet.  She noted that by passing that ordinance, it will make it easier for 
Carbondale to participate in various funding mechanisms. 
 
Quinn commented that Martin shared the ordinance examples and explained that 
the Go EV City is a voluntary pledge.  He noted that the program is funded through 
a grant based on “clean” transportation.  Quinn pointed out that most of the towns 
on the Front Range and along the I-70 corridor such as Avon and Eagle are part of 
the network, and it opens up access to grant applications and expertise.  Quinn 
added that the pillars of the program are municipal fleet procurement, building 
electrification and access to EV chargers, and equipment such as leaf blowers.  
Quinn explained that both Glenwood Springs and Aspen adopted their Go EV City 
Ordinances in 2022.  He noted that there is some duplication between the two 
ordinances but pointed out that the Glenwood Springs Ordinance is very specific 
on transportation and timelines while Aspen’s is broader in scope.  He preferred 
Glenwood’s but asked for feedback to help draft one for Carbondale. 
 
Michael thought that given Carbondale’s situation in terms of staff time, he thought 
it would be better to craft a more specific ordinance like Glenwood’s. 
 
Hannah-Hunt thought it would feed into the mobility plan and agreed with Michael 
regarding a more specific ordinance. 
 
Quinn volunteered to craft a draft example for next month’s meeting. 
 
SUBCOMMITTEE UPDATES    
Landscape/Low Water 
Jane commented that the subcommittee has mapped out a corridor and she has walked 
part of it.  She explained that there is an overwhelming amount of sod that they want to get 
rid of.  She added that she has also talked to Sue Gray regarding the elimination of some 
of the sod surrounding the Thompson House.  Jane noted that Sue is willing to draw up a 
plan of where they would like to keep grass around the building and the rest could be 
eliminated. 
 
Chris asked where the corridor is. 
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Jane replied that it begins at Staircase Park, goes through Crystal Village, and ends at the 
Thompson House Park.  She added that eventually they would like to extend the corridor 
along Snowmass Drive to the Nature Park. 
 
Hannah-Hunt explained that this is regarding Colorado House Bill 22 for turf 
replacement and there are a variety of grants available for projects.  She added 
that they are mapping out where there are areas that would be appropriate for turf 
replacement and/or utilize a hybrid method of maintenance.  She pointed out that 
they are also looking at other communities that have undertaken turf replacement 
because the challenge is always maintenance.  She noted that they have a draft of 
the plant list that could be utilized for turf replacement. 
 
Chris noted the article in the Glenwood Post that laid out an integrated watering 
plan for the entire Roaring Fork Valley for community members using municipal 
watering resources. 
 
Fred noted that the watering plan won’t apply to property owners using ditch water. 
 
Chris acknowledged that but commented that it could still be used as a standard.  
 
Quinn commented that in southern California the watering schedule is so extreme it 
doesn’t support the growth of sod and consequently whole neighborhoods are 
removing their sod. 
 
Hannah-Hunt related that she has also spoken to Will Hodges, the Director of 
350.Org and they are very interested in this, as well.  She commented that while 
part of the project is low-water usage, there is also an ecology and habitat aspect, 
which is where the plant list will be useful. 
 
Climate Action Plan 
Michael noted that the CAP subcommittee has been exploring how to support climate 
action.  He added that they acknowledge that CLEER is the primary consultant, and they 
are planning a meeting with them at the beginning of 2023 to figure out how the 
subcommittee can best support the Path to Net Zero.  Michael commented that he is 
volunteering himself to work with Quinn on the Go EV City resolution.  He pointed out that 
they would also like to refocus the conversation on waste reduction, as well. 
 
Tessa noted that the Climate Action Plan has over 100 points and the subcommittee needs 
to right-size the best and highest use of their time. 
 
Fred added they are considering condensing the Climate Action Plan into some actionable 
bullet points. 
 
DANDELION DAY: NEW COORDINATOR, EBOARD PROGRAMMING GOALS 
FOR OUTREACH    
Hannah-Hunt noted that there is a new coordinator for Dandelion Day – Quinn Port.  
Hannah-Hunt explained that Quinn Port has a background in event planning and is a very 
capable organizer and leader.  She added that Quinn has already met with representatives 
from KDNK and Carbondale Arts, as well as Hannah-Hunt, to kick-off introductions.  She 
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pointed out that there are people that will be working with her, as well.  Hannah-Hunt noted 
that they have clarified the role that each entity will play.  She commented that as a Board 
they need to clarify the funding portion and noted that typically $1,500.00 to $2,000.00 of 
the Environmental Board’s budget has gone to Dandelion Days to support the coordinator 
among other things as well as programming for the day of the event, as well. 
 
Alyssa commented that she used to coordinate Dandelion Day and offered her help to the 
new coordinator.  She added that the EBoard’s contribution of manpower is essential for 
the event, as well. 
 
Quinn Donnelly thought it would be good to connect with the LatinX community for the 
event. 
 
Hannah-Hunt asked that board members think about what programming they would like to 
see regarding Dandelion Days. 
 
ADJOURNMENT 
The November 21, 2022, regular meeting adjourned at 8:00 p.m. The next regular meeting 
is scheduled for December 19, 2022 at 6:00 pm.  
 
Respectfully submitted,  
Kae McDonald 
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MINUTES 
CARBONDALE PUBLIC ARTS COMMISSION 

November 2, 2022 

CALL TO ORDER 
Michael Stout called the in-person/virtual meeting of the Carbondale Public Arts 
Commission to order in Town Hall Room 1 at 5:30 pm on November 2, 2022. 

ROLL CALL 
The following members were present for roll call: 

CPAC Members: Michael Stout, Chair 
Britni Johnson, Vice-Chair 
David Thickman, Member 
Ann Harris, Member 
Susan Johnson, Member 
Kris Elice, Member 
Suzanne Frazier, Member 

Town Staff Present: Laurie Lindberg, Town of Carbondale Staff Liaison 
Luis Yllanes, Board of Trustees Liaison 
Kae McDonald, Boards & Commissions Clerk 

CONSENT AGENDA 
Motion Passed: David moved to approve the minutes from the October 5, 2022, 
meeting.  Britni 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 Commission. 

2022 YEAR-TO-DATE BUDGET RECAP 
Britni commented that there were no new budget entries from last month’s update. 

David asked if it was possible to add a column denoting the date expenses were 
incurred. 

Britni responded that the entries are listed oldest-to-newest so one could figure out 
when the expense was incurred. 

Laurie agreed to add a date column to the budget recap. 

Michael asked if there was a balance sheet for review. 

Laurie agreed to prepare a year-end balance sheet for review. 

ATTACHMENT Sc232 of 236



2 
 

MEMBER REAPPOINTMENT: BRITNI JOHNSON; NEW MEMBER RECRUITMENT 
Ann commented that she was happy that Britni decided to apply for reappointment. 
 
Michael agreed that it was great to have the institutional memory. 
 
Motion Passed: Suzanne moved to recommend the reappointment of Britni Johnson 
as a regular voting member to the Board of Trustees.  Kris seconded the motion, and it 
was unanimously approved.  
 
Michael noted that there were two current members whose appointment also expired in 
November and that while Beth White appreciated her time on the commission, she is 
not going to apply for reappointment.  He added that he thought Brian was interested in 
applying for reappointment but has been away and couldn’t attend this evening’s 
meeting.  Michael encouraged the commission members to reach out to their contacts 
for new applicants. 
 
INTRODUCTION OF JAMIE ABBOTT, CARBONDALE ARTS DIRECTOR 
Jamie thanked the Commission for inviting her and that she is interested in investigating 
how Carbondale Arts and the Public Arts Commission can best interface.  Jamie noted 
that she has been in the valley for approximately 25 years and has worked for a variety 
of arts and environmental nonprofits.  She encouraged commission members to reach 
out if they have any ideas or questions. 
 
Michael commented that since his tenure on CPAC he has been interested in how to 
introduce more cooperation among local organizations. 
 
Laurie asked if Carbondale Arts managed the cantina at Mountain Fair and what the 
timing would be to apply for 2023. 
 
Michael thought it would be sometime between early spring and May. 
 
Susan confirmed that Brian Colley would have the most up-to-date information, but she 
thought the applications would be due in April or May.  She suggested making sure 
CPAC was on the contact list to receive communications about timelines. 
 
Jamie asked if there were ways in which commission members wished they could 
collaborate with Carbondale Arts. 
 
Britni replied that they would like to find more ways to include Carbondale Arts in the Art 
Around Town Artist’s Reception and noted her appreciation that they were able to 
contribute some funding for the reception in 2022. 
 
Michael suggested that if CPAC would like a substantial contribution for the reception 
from Carbondale Arts it would be best to ask that it be considered as a line item in their 
budget. 
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Laurie explained that CPAC is not allowed to purchase the alcohol that will be served at 
the event and that is why they need sponsors and/or donations. 
 
Britni added that the monetary support also allows CPAC to provide commission 
members and the artists drink tickets for the reception. 
 
Kris commented that she would like to see a better connection between the two 
organizations in terms of event timing and ways that the commission members could 
help with those events, as well as informing local artists affiliated with Carbondale Arts 
about opportunities to display their sculptures.  
 
Ann reminded the commission members that Amy Kimberly had expressed the desire to 
have CPAC’s input on murals, but there aren’t protocols in place to do so. 
 
Michael thought there was great potential for increased collaboration and looks forward 
to continuing those conversations. 
 
ART AROUND TOWN FORMAT UPDATE 
Michael opened the topic by noting that at last month’s meeting there was a discussion 
about options to re-format the Artwalk and ways to appeal to more and/or different 
artists.  He noted that with CAFÉ going live in two weeks, any changes to the format 
need to be decided upon before that happens.  He reminded the commission members 
that they had discussed reducing the number and location of display locations. 
 
Britni suggested that since CAFÉ is going live so soon, they plan on implementing any 
changes in 2024 so they can make decisions in a mindful way. 
 
Kris commented she has observed how important location is for how sculptures are 
perceived. 
 
Michael noted that currently there are 15 locations on the Artwalk and in 2022 there 
were 14 sculptures displayed.  He asked that with a new location being added at 3rd and 
Main, if that will bring the total number of locations to 16 or if an existing location will be 
eliminated. 
 
Lauri explained that at the last meeting there was a decision to eliminate the library 
location from the Artwalk and keep the walk limited to the Rio Grande Trail and Main 
Street.  She noted that even if the library location is eliminated for the Artwalk itself, a 
sculpture can still on display at that location. 
 
Britni reminded the commission members that by limiting the Artwalk in geographic area 
it lends opportunity to local artists to display their work in those other areas. 
 
David thought that the reasoning to narrow down the number of bases that are filled 
was to increase the honorarium and thereby appeal to different artists. 
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Michael liked Kris’s suggestion of keeping in mind the possible display locations during 
the artwork selection. 
 
Kris asked if changes in location would affect where local artists display their sculptures 
and how that affects the local artists.  She noted that location by Beer Works was empty 
this year and wondered if that was for safety reasons. 
 
Lauri replied that the number of pieces selected for the Artwalk is up to the Commission.  
She noted that there are two display locations near the Third Street Center, a spot at 
the library and one along Highway 133 that are available for local artists to display their 
sculptures. 
 
Luis suggested that some consideration be given for a possible display location at the 
park at 4th and Main that the Town now owns.  He suggested approaching the Parks & 
Recreation Commission to investigate that process. 
 
HELPING HANDS UPDATE 
Michael noted that the “Helping Hands” sculpture has been removed and the artist has 
taken possession of it. 
 
BOARD OF TRUSTEE’S CHECK-IN SCHEDULED FOR TUESDAY, NOVEMBER 8TH 
Michael noted that CPAC will be on the November 8th Board of Trustees agenda for a 
check-in, and he invited all the commission members to attend.  He thought it was 
important to thank the BOT for their support through the budget process.  He also plans 
to update the BOT regarding the 2023 Art Around Town timeline. 
 
Britni noted the importance of making connections between the money spent and the 
organization. 
 
Luis noted that the BOT is reviewing the budget by department before final approval.  
He agreed that it was beneficial to have that check-in, especially since CPAC hasn’t 
ever done one.  He pointed out that the BOT sees value in having art around town and 
suggested introducing the idea of maintenance for the permanent collection. 
 
Michael agreed that maintenance was an important topic but wasn’t sure if Tuesday’s 
meeting would be the best timing given that a sculpture was just removed because of 
maintenance issues.  He suggested discussing an implementation strategy and timeline 
at the January meeting. 
 
Laurie noted that she still has the 2017 maintenance proposal and agreed to see if it 
could be updated and ordered by priority.  She suggested maintenance taking place in 
the spring. 
 
Michael reminded the commission members that there has been discussion with the 
Town Manager regarding updating the 1% Fund Resolution so that that fund could be 
used for maintenance. 
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David commented that maintenance is important and should be included as a budget 
line item. 
 
Luis agreed with David and noted the permanent collection is an asset that needs to be 
cared for and that is why he thought it important to bring it up at the BOT check-in.   
 
Michael noted that it was important that maintenance is planned for and is part of any 
agreement that augments the permanent collection.  He thought the decommissioning 
process should also be clearly outlined in the contract. 
 
Britni suggested adding a maintenance clause to the contract. 
 
Laurie reminded the commission members that some pieces in the permanent collection 
have been purchased by individuals and donated to the Town and CPAC is responsible 
for the maintenance of those pieces. 
 
ADJOURNMENT 
The November 2, 2022, regular meeting adjourned at 6:17 pm.  The next regularly 
scheduled meeting will be on January 4, 2023, at 5:30 pm.   
 
Respectfully submitted,  
Kae McDonald 
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