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MINUTES 
CARBONDALE PLANNING AND ZONING COMMISSION 

Thursday, January 12, 2017 

 
Commissioners Present:                        Staff Present: 
Jeff Davlyn      John Leybourne, Planner 
Gavin Brooke, Chair              Mary Sikes, Planning Assistant 
Michael Durant, Chair Pro Tem                   
Jay Engstrom, 2nd Alternate 
Yuani Ruiz 
                                      
Commissioners Absent: 
Marina Skiles 
Ken Harrington 
Lauren Suhrbier, 1st Alternate      
Jennifer Gee DiCuollo 
 
Other Persons Present 
Nathan Baier – Roaring Fork Geospatial, LLC 
 
The meeting was called to order at 7:00 p.m. by Michael Durant. 
 
Gavin arrived at 7:40 p.m. 
 
November 17, 2016 Minutes: 
 
Jeff made a motion to approve the November 17, 2016 minutes with the two comments 
struck from page 6 as requested by Michael. Jay seconded the motion and they were 
approved unanimously with Yuani abstaining.  
 
December 8, 2016 Minutes: 
 
Yuani made a motion to approve the December 8, 2016 minutes. Jay seconded the 
motion and they were approved unanimously with Jeff abstaining.  
 
Public Comment-Persons present not on the agenda 
 
There was no public comment 
 
Resolution No.1, Series of 2017 – 4075 Dolores Way - Minor Site Plan Review for 
an ADU 
 
Yuani made a motion to approve Resolution No.1, Series of 2017 – 4075 Dolores Way, 
Minor Site Plan Review. Jay seconded the motion and it was approved unanimously 
with Jeff abstaining. 
 
Yes – Yuani, Jay, Michael 
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No - None 
 
Resolution No.2, Series of 2017 – Nieslanik/Town- Subdivision Exemption 
Land Swap-parcel located east of Merrill Avenue & north of the Rio Grande ROW 
 
Yuani made a motion to approve Resolution No.2, Series of 2017 – Nieslanik/Town – 
Subdivision Exemption, land swap, parcel located east of Merrill Avenue & north of the 
Rio Grande ROW. Jay seconded the motion and it was approved unanimously with Jeff 
abstaining. 
 
Yes – Yuani, Jay, Michael 
 
PUBLIC HEARING – Town of Carbondale – Zoning District Map - Applicant: Town 
of Carbondale 
 
John stated that this is a public hearing for the adoption of the official “Zoning District 
Map of the Town of Carbondale (Zoning District Map).”  He said that the Commission is 
required to hold a public hearing and recommend adoption of the Zoning District Map, 
recommend denial or continue the public hearing.   

John continued by saying that the last zoning district map was adopted in 1993.  He 
said that it has long been a goal of the Planning Department and Planning Commission 
to update the zoning map as the 1993 map did not reflect neighborhoods such as 
Hendrick Ranch, RVR, and other areas of Town.   

John said that the attached and displayed map reflects the zone districts already 
established by the Town and currently in place.  It does not rezone any properties.   

John explained that the Town hired Nathan Baier, Roaring Fork Geospatial, LLC, to 
assist in preparing the zoning map.  He said that the source data, which includes 
parcels, rights of way and streets, is from Garfield County GIS.  John stated that Staff 
used the 1993 zoning map as a starting point, the recorded documents for PUDs, and 
other various documents to build the zoning database and ultimately create the zoning 
district map.  John clarified that Staff also assembled all of the ordinances which 
established or rezoned property from 1993 thru 2016 to ensure that the map reflects the 
accurate zone districts.     

John stated that if the zoning district map is adopted, it is incorporated into the Unified 
Development Code (UDC) as the official “Zoning District Map of the Town of 
Carbondale.”  He said that Section 3.1.2. of the UDC describes the incorporation of the 
map, zoning district boundaries, boundary clarification, and amendments to the map.   

The Commission agreed that the new Zoning District Map was a huge improvement and 
that it looked great. 
 
Jeff asked if the Nieslanik land swap would require an edit to the new map. 
 
John explained that it was not a change in zoning.  
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Nathan introduced himself and said that this was the first time working for a 
municipality. He said that he has enjoyed this project. 
 
Jay asked if the map was a live doc and was it easy to update. 
 
Nathan explained the editing process and the future goal of having it live and linked to 
the Garfield County GIS information. 
 
Motion to close the Public Hearing 
 
A motion was made by Yuani to close the Public Hearing. Jeff seconded the motion and 
it was approved unanimously. 
 
Jeff commented that maybe more publicity was needed for the zoning map. 
 
John added that a draft of the zoning map has been up on Mary’s office wall and that it 
has been well taken by professionals and public that have looked at it.  
 
Motion 
 
Yuani made a motion to recommend approval of the Town of Carbondale Zoning District 
Map. Jeff seconded the motion and it was approved unanimously. 
 
Yes – Yuani, Jay, Michael, Jeff 
No - None 
 
Disscussion – Housing Plan RFP 
 
John said that in the spring of 2016, the Board discussed having a nexus study 
performed. He said that the purpose was to determine job creation based on housing 
square footage and new commercial development. He stated that this could result in 
requiring fees and/or provision of housing from commercial developers or large home 
residential development. 
 
John contined by saying that some Planning Commissioners felt it may be more 
appropriate to do a “Housing Needs Assessment”, which includes an ownership/rental 
analysis, demand forecasting, and gap analysis. He said that it appears that Rees 
Consulting has expertise in this type of study. 
 
John stated that the Planning Commission believes that there needs to be additional 
data, i.e., how many people, including families, need housing and what are their needs? 
He said in order to assess this, the Town should undertake a study to quantify the 
problem.  
 
John explained that at the October 18, 2016 work session, the Board of Trustees were 
provided with the draft RFP that was written by Commissioner Ken Harrington. He said 
that while the Board did not go into great detail on the RFP itself, they did feel that the 
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P&Z should reassess the scope of the study to include a fee-in-lieu provision and make 
sure that the RFP meets the needs and goals of the Town. 
 
John suggested that some items to discuss could be the scope of services, specifically 
the delineation of sectors/neighborhoods. The three optional questions (10, 11 and 12) 
included in the research question section should also be reviewed as well as the 
following points brought up at 11/17/2016 meeting: 
 

 Remove #7, to reduce cost of study. 

 Applicants of study provide their methodology. 

 Talk about households. 

 Fabulous RFP, go through research question. 

 Focus #1 on jobs, #2 on households. 

 Identify employees in Town and where they live. 

 Identify jobs where people are impeded. 

 Look at past numbers and numbers now. 

 Reach out geographically and have shorter-term. 

 Leave budget out, let firm give their bid. 

 Leave budget in, in the event that the firm’s bid wouldn’t be in the ball park. 
 

John told the Commission that the RFP had been eleven questions originally. He said 
that the School District and Garfield County were looking at doing assessments. 
 
Michael asked if the Commission could wait to see what other assessments are 
completed. 
 
John said yes, we could wait. 
 
Jeff added that other Commisisoners not present might also want to weigh in. 
 
Further discussion ensued. 
 
Michael stated that Ken was instrumental in writing the RFP and that this has been a 
good discussion. He said that we could follow what was recommended in the RFP and 
that we could tell the Board that we want to leverage other studies being done. 
 
Jeff agreed and said that we could step back and wait on other assessments to save 
the Town money. 
 
Jay also agreed and said that saving money makes sense, why do research at the 
same time duplicating other studies. 
 
Yuani said that one question he would want to add is what does household income 
need to be to live in Carbondale.  
 
Jay commented that we have discussed who was commuting into Town. 
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Michael also suggested having a narrative when the study is completed to tell what the 
numbers mean. 
 
Michael said what I am hearing is that the RFP is ready to go to the BOT but to hold 
back. 
 
Jeff agreed and said that he would ask for further discussion after other assessments 
are completed. He asked what the timing of the other studies was. 
 
John said that we don’t know the timing yet. 
 
Yuani suggested listing points of the Commision’s discussion. 
 
Further discussion ensued. 
 
Jeff suggested a survey of local businesses. 
 
Michael stated that we will wait to have more Commisioners involved at a future 
meeting.  The Commission can then decide if once we have the RFP finished, whether 
we hold off and keep it in our pocket.  
 
John informed the Commision that the Board of Trustees work session this Tuesday 
has housing on the agenda. 
 
Gavin arrived. 
 
Election 
 
Gavin stated that he was resigning as the Chair of the P&Z but that he would like to 
continue on the P&Z. 
 
Michael was nominated to be the Chair. 
 
Gavin made the motion to approve Michael as the Chair of the P&Z. Jeff seconded the 
motion and he was approved unanimously. 
 
Yuani was nominated to be Chair Pro Tem. 
 
Gavin made the motion to approve Yuani as Chair Pro Tem of the P&Z. Jeff seconded 
the motion and he was approved unanimously. 
  
Staff Update 
 
John said that the Planning Department has been very busy, he said that an annexation 
application has been received for the property on Highway 133 next to the power 
station. He said that the plat for City Market and 1st Bank were being recorded together 
in February. 



1/12/2017 
 

6 | P a g e  

 

 
Mary said that the building department was very busy as well. She noted that there has 
not been a slow down yet and that there are several projects currently in plan review. 
 
Commissioner Comments 
 
Michael said that it was a concern reading about the fueling station proposed by City 
Market in El Jebel. 
 
Gavin said that he would like to continue work on the case for converting PUD’s and 
that he would like to adopt a Town policy for doing so. He asked for some time at an 
upcoming meeting to construct policy. 
 
A motion was made by Michael to adjourn, Gavin seconded the motion and the meeting 
was adjourned at 7:59 p.m. 
 


