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MINUTES 

CARBONDALE PLANNING AND ZONING COMMISSION 

Thursday, March 16, 2017 

 
Commissioners Present:                       Staff Present: 
Marina Skiles    Janet Buck, Planning Director 
Gavin Brooke                        John Leybourne, Planner 
Michael Durant, Chair                    Mark Hamilton, Town Attorney 
Jay Engstrom, 2nd Alternate 
Ken Harrington             
 
Commissioners Absent: 
Jennifer Gee DiCuollo 
Yuani Ruiz, Chair Pro Tem 
Jeff Davlyn 
 
Other Persons Present 
Bob Schultz, Bob Schultz Consulting, LLC 
John Usery, NV5 
Shannon Pelland, RFSD 
Jeff Gatlin, RFSD 
JV DeSousa, Reveal 
Brandi Hall, Norris Design 
Anne Burrows 
James Ibbotson 
Bill Lamont 
Augie Natal (and wife) 
 
The meeting was called to order at 7:03 p.m. by Michael Durant.  He noted that Jay 
would be a voting member.   
  
February 23, 2017 Minutes: 
 
Michael asked that the word “defunct” on page 2 be replaced with the word “vacated.”  
Gavin made a motion to approve the February 23, 2017 minutes with the change. Jay 
seconded the motion and they were approved unanimously with Ken abstaining.  
 
Public Comment-Persons present not on the agenda 
 
There was no public comment 
 
PUBLIC HEARING – Community Partnership Housing/RFSD, Rezoning and Major 
Site Plan Review 
 
Janet Buck said that this is an application for Rezoning and Major Site Plan Review for 
the Roaring Fork School District Employee Housing project.  She noted that the 
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Planning Commission is required to hold a public hearing and make a recommendation 
to the Board to approve the request or deny it.  In addition, Janet said that the 
Commission may also continue the public hearing.   
 
Janet explained that the current zone district for this property is Open Space and High 
Density in the Community Partnership PUD.  The proposed zone district is 
Residential/High Density, which is a zone district in the UDC.  The rezoning would only 
apply to a 1.37 acre parcel adjacent to Third Street.  The balance of the property would 
remain in the Community Partnership PUD. No subdivision or future phases are 
proposed with this application. 
 
Janet said that the proposal complies with the zoning parameters and development 
standards in the UDC with the exception of street trees.   She explained that (25) trees 
are required between the street trees and parking lot trees; however, the landscape 
plan shows that (59) trees are proposed on the site, so they exceed the overall required 
number of trees. She noted that otherwise it appears to be satisfactory.   
 
Janet indicated that there will be street improvements along Third Street as well as the 
extension of water and sewer mains as part of this development.  Because of this, a 
Development Improvements Agreement will be required.  The engineering is being done 
on a parallel path with the Site Plan Review and Rezoning process.    A condition has 
been included that approval of the Rezoning and Major Site Plan Review is contingent 
upon Town approval of the engineering plans.   
 
Janet said that her recommendation is that the Commission recommend approval of the 
rezoning and major site plan review with the conditions and findings in the Staff report.   
The rezoning appears to be in compliance with the Town’s Comprehensive Plan and 
purpose statement in the Residential/High Density zone district, as it would provide a 
high-density neighborhood near the downtown and commercial area.   In addition, the 
rezoning would convert a portion of the Community Partnership PUD to a zone district 
which is established in the UDC.   
 
Janet noted that the school district’s plan to construct twenty rental units for district 
employees is aligned with the Town Board’s priority of providing affordable housing 
units.   
 
Janet stated that the Major Site Plan is in compliance with the zoning and development 
standards in the UDC.   She went on to note that the school district voluntarily agreed to 
comply with the UDC to create a new neighborhood that reflects the Town’s vision set 
out in the code.  Janet said that the proposed development raised the bar in the 
neighborhood as far as design.   
 
Janet said that there is a suggested change to condition #8 and that it should read as 
follows: 
 

8. If the residential development is subdivided or condominiumized for transfer of 
ownership for any purpose other than employee housing, that RFSD shall comply 
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with the Community Housing Inclusionary Requirements in Section 5.11 of the 
UDC or as in effect at that time. 

  
Bob Schultz introduced the development team.   Jeff Gaitlin, RFSD, gave a history of 
the election which made the RFSD employee housing proposal possible.  He said that 
this project provided the best value for the dollars.  He described the day-long design 
charrette with local architects, employees, and other stakeholders.  He said that they 
were excited about how this project was taking shape.   
 
Bob Shultz echoed Jeff’s comments and noted that it was the right location for teacher 
and employee housing, the right time, and the right process.  He said that the project 
location would allow employees to walk and bike to schools.  He noted sometimes 
money is spent to “green” a project but just the very location of this made the project 
“green.”  Bob said that one of the planning parameters was that the project be 100% 
UDC compliant.   
 
JV DeSousa and Bob then proceeded to go through a power point.  JV showed a 
location map of the project overlaid on an aerial map.   
 
Bob Schultz went through the history of the “Economic Roadmap” process and how it 
laid out a vision to create the Third Street Center and the surrounding neighborhood.  
He said that the new library location allowed the creation of the Launchpad.   He pointed 
out that that Bridges is being renovated.  He said the piece that was always missing 
from the “Economic Roadmap” plan was housing in this area.   
 
JV described the charrette process.  He listed the following outcomes: 
 

 Buildings face 3rd Street 
 There is a central green space between the proposed residential buildings 
 The library view to Sopris has been maintained 
 Appropriate height of 2 stories (though the 40% pervious surface required site 

changes) 
 
Bob described the mix of unit types within each building.  He then outlined the process 
and how the UDC requirements have been met.   
 
JV went over how the design standards for the buildings have been met.  He said that 
there were enough variations and similarities to draw the buildings to a cohesive whole 
while maintaining each building’s identity.  He explained how he tried to determine 
Carbondale’s vernacular.  He said that he walked about town one day and took about 
300 pictures and determined that it was “funky.” He confirmed with Janet Buck, who told 
him that the term “funky” was almost included in the Comp Plan.   
 
JV noted that Buildings #1 and #3 were designed to support solar arrays.  He showed 
the Commission the floor plans of some of the units.  He walked the Commission 
through the types of proposed materials and explained how they wanted products that 
were durable and low maintenance.   
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Bob stated that they were fine with Janet’s conditions and findings in the Staff report 
with the exception of #8.  He said that he agreed with the change Janet proposed to that 
particular condition.   
 
Ken pointed out that the gravel trail and parking for the Third Street Center were on the 
School District property.  Bob said that the Third Street Center, Town and the RFSD 
were aware of this issue.   He noted that the plan is that, if and when the RFSD 
develops the property, there is an area where the parking could be relocated.   
 
Marina asked about the timeline for moving the bus barn and constructing the housing.  
Bob outlined the anticipated schedule.  He also discussed the possibility that only 16 
units would be constructed at this time.   
 
Jay said that it appeared the development team worked through this very well and that it 
looked great.   
 
Gavin asked for clarification on the plan with the Bridges options.  Janet explained that 
the map was attached to the Fire District’s comments.  She said that it related to the 
Fire District’s request for a new fire hydrant and access road to the hydrant.   
 
Gavin said that they did an excellent job with the architecture but noted that the bulk 
storage was located at the most active part of the unit and that it blocks the front door.  
JV said that serves as a utility entry point and for fire equipment.   
 
Gavin said that it was unfortunate that a transformer was located on the street side of 
Building #3 in someone’s front yard.  JV said that the final transformer locations have 
not been determined and that they will consider his comment.   
 
Jay said that it would be nice to have more bike parking since so many residents would 
be able to bike to work.  JV noted that bikes can be placed in the proposed storage 
areas as they have been sized with bike parking in mind.  He also said that most people 
will bring bikes in at night.    
 
Gavin asked about handicapped parking spaces.  JV pointed out that two handicapped 
parking spaces were shown on the engineering plans.   
 
Gavin asked about the allocation of the parking to each building.   
 
Janet said that overall the off-street parking requirement has been met.  She said that 
she had wondered if the parking spaces would be assigned but felt that was 
micromanaging the project.   
 
Gavin noted that Building #1 would shade the Bridges Building.  Shannon Pelland noted 
that portion of the building only included offices and hallways.   
 
Michael said he felt it was a great presentation and project.  
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Public Hearing 
 
Anne Burrows said she owned the big, yellow house, the vacant parcel on the corner, 
and the triplex.  She asked the following questions: 
 

 Is there a connection to Highway 133 via Capitol?  Bob said no, that was on the 
previous iteration.   

 Which buildings would be built this summer?  Bob said Buildings 1, 2 and 3 or 
Buildings 1, 3, and 4.  

 
Gavin said that he wanted the Town Attorney to do some revisions to condition #8 to 
ensure that if the RFSD no longer uses the dwellings as employee housing, that they 
are brought into compliance with the Community Housing requirements.  He also was 
concerned that if only four units were released from the employee housing each time, 
that the compliance with affordable housing could be avoided.  In other words, he 
wanted to address the possibility of a cumulative change.  Mark Hamilton said that he 
would massage the condition to address those concerns.   
 
Motion to close the Public Hearing 
 
A motion was made by Gavin to close the Public Hearing. Jeff seconded the motion and 
it was approved unanimously. 
 
Ken said that the project was well-done.   
 
Gavin said that the motion should include mention of a conditional use permit.  Janet 
agreed.   
 
Gavin moved, seconded by Ken, to recommend approval of the Rezoning, Major Site 
Plan Review and Conditional Use Permit with the following conditions and findings:   
 
Conditions:   
 

1. The RFSD shall enter into a Development Improvements Agreement which 
addresses construction of public improvements associated with the development.   

 
2. Approval of the Rezoning and Major Site Plan Review is contingent upon Town 

approval of the engineering plans.   
 

3. All required public utility and pedestrian/bicycle easements shall be dedicated to 
the Town of Carbondale at the time of the review by the Board of Trustees.  The 
location and size of the easements shall be subject to review and approval of 
Town Staff.   

 
4. All ordinances and agreements associated with the Community Partnership PUD 

will remain in effect for the balance of the RFSD property.   
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5. The RFSD shall submit a digital map which shows the boundaries of the project 

within the RFSD District property and the R/HD zone district designation in order 
to update the Town’s Zoning District Map.   

 
6. The rooftop equipment shall be screened in accordance of Section 5.4 of the 

UDC (Landscaping and Screening).   
 

7. All lighting shall be in compliance with Section 5.10 of the UDC (Exterior 
Lighting).   
 

8. If the residential development is subdivided or condominiumized for transfer of 
ownership for any purpose other than employee housing, the RFSD shall comply 
with the Community Housing Inclusionary Requirements in Section 5.11 of the 
UDC or as in effect at that time. 

 
9. The RFSD shall revise Sheet A6.2, which demonstrates compliance with the 

Town’s solar access requirements, prior to review of the application by the Board 
of Trustees.   

 
10. The ownership and maintenance of the irrigation system shall be addressed in 

the Development Improvements Agreement.   
 

11. The RFSD shall submit a detailed tree protection plan, prepared by a certified 
arborist, for the three mature spruce trees along Third Street.  The plan shall be 
subject to review and approval of the Town prior to commencement of 
construction.   

 
12. The Development Improvements Agreement shall address the maintenance of 

the landscaping in the northeast corner of the site.   
 

13. The landscape plan shall be revised prior to review by the Board of Trustees to 
reflect the following:   

 
a. All required trees (25) shall be 2.5 caliper.   
b. The street trees shall be selected from the Town’s approved street tree 

list.  
c. The street trees shall be spaced a minimum of 30 feet on the center (more 

space may be required depending on the species selected).   
 

14. All representations of the Applicant in written submittals to the Town or in public 
hearings concerning this project shall also be binding as conditions of approval. 

 
15. The Applicant shall pay and reimburse the town for all other applicable 

professional and staff fees pursuant to the Carbondale Municipal Code.  
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Findings - Rezoning Criteria:   
 

1. The amendment will promote the public health, safety, and general welfare as it 
is a well-planned, multifamily development intended to provide rental housing for 
school district employees; 

 
2. The amendment is consistent with the Comprehensive Plan as follows:   

 
a. The proposal meets the three segments of the vision statement in “Small 

Town Character Vision and Goals” by 1) keeping the downtown as the 
heart of the community by provision of housing near the downtown and 
center of commerce; 2) maintaining a compact form which reduces 
dependence on automobiles by providing housing near employment; and 
3) maintains the small town character providing housing options that allow 
residents to live in the communities where they work.   

 
b. Section 2.4., Goal 1, Strategy D suggests that the Town work with other 

entities to expand the inventory of affordable housing, including housing 
for 1-2 person households.  This also meets the overall vision by providing 
housing to allow residents to live in the communities where they work.   

 
c. Section 2.8 includes a vision statement that well-supported and successful 

schools will bring us together and help keep this a family oriented-town.  
Section 2.9 adds that students will benefit from great schools.  This 
section also envisions that Carbondale will remain a viable and affordable 
location for young people to build their lives and their careers.   

 
3. The amendment is consistent with the purposes stated in this Unified 

Development Code, specifically: 
 

a. It does not add to congestion in the streets as it is replacing an existing 
school bus barn; 

 
b. It is relatively secure from fire, floodwater, and other dangers;  

 
c. There is the provision of adequate light and air;  

 
d. There is no undue concentration of population as it is in compliance with 

the requirements of the R/HD;  
 

e. Transportation, water, sewage, schools, parks are provided;  
 

f. The development will comply with the most recent energy conservation 
code; and solar access is being maintained for passive solar.   

 
4. The amendment is consistent with the purposes section of the R/HD as it 

provides a high-density neighborhood comprised of a well-planned mix of multi-
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family dwellings of various densities.  The development would provide a high-
quality living environment close to commercial centers and near downtown.   

 
5. The development will not result in significant adverse impacts upon the natural 

environment, including air, water, noise, storm water management, wildlife, and 
vegetation; 

 
6. The amendment will not result in material adverse impacts to other property near 

or adjacent to the development; and 
 

7. Facilities and services, including roads and transportation, water, gas, electricity, 
police and fire protection, and sewage and waste disposal are available to serve 
the property while maintaining adequate levels of service to existing 
development. 

 
Findings - Site Plan Review Criteria:   
 

1. The site plan is consistent with the Comprehensive Plan as it meets the goal of 
the Town working with other entities to expand the inventory of affordable 
housing, including housing for 1-2 person households, and provides housing to 
allow residents to live in the communities where they work;  

 
2. The site plan is consistent with the purposes section of the R/HD zone district;   

 
3. The site plan complies with all applicable development and design standards set 

forth in this Code; and  
 

4. Traffic generated by the proposed development is adequately served by existing 
streets within Carbondale.     

 
Vote  

   Yes: Marina, Michael, Gavin, Jay, Ken 
 

No:   None 
 
Michael Durant thanked the School District for bringing the development before the 
Town.   
 
Commissioner Interviews 
 
This item was postponed until March 30, 2017.   
 
Staff Update 
 
Janet said that the Planning Department has been very busy.  Gavin asked what was 
keeping them so busy.   
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John said that there is an uptick on the number of inquiries regarding what can be done 
with properties in Town.   
 
Commissioner Comments 
 
Gavin said that he would like to see the amendments to the UDC on upcoming 
agendas.   
 
A motion was made by Gavin to adjourn. Marina seconded the motion and the meeting 
was adjourned at 8:28 p.m. 
 
 


