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MINUTES 

CARBONDALE PLANNING AND ZONING COMMISSION 

Thursday, April 27, 2017 

 
Commissioners Present:                       Staff Present: 
Michael Durant, Chair   Janet Buck, Planning Director 
Yuani Ruiz, Chair Pro Tem   John Leybourne, Planner 
Marina Skiles    Mary Sikes, Planning Assistant 
Gavin Brooke  
Ken Harrington 
Jay Engstrom, 2nd Alternate 
                         
Commissioners Absent: 
Jennifer Gee DiCuollo 
Jeff Davlyn 
 
Other Persons Present 
Simon Bentley, CBS Village Lane LLC 
George Winnie, Architect 
Mark Chain, Mark Chain Consulting 
Bob Schultz, Robert Schultz Consulting 
Gavin Dahl, KDNK station manager 
 
The meeting was called to order at 7:03 p.m. by Michael Durant.  
 
April 13, 2017 Minutes: 
 
Yuani made a motion to approve the April 13, 2017 minutes. Ken seconded the motion, 
and they were approved unanimously with Jay abstaining.  
 
Public Comment-Persons present not on the agenda 
 
There was no public comment 
 
CONTINUED PUBLIC HEARING – CBS Village Lane LLC – Major Site Plan Review 
Location: Lot A, Village Lane, west side of Hendrick Drive & south of the RFTA 
offices 
 
John said that this is an application for a Major Site Plan Review to allow seven (7) 
townhome units. He stated that the Planning Commission is required to hold a public 
hearing and make a recommendation to the Board of Trustees to approve the request, 
approve the application with conditions, or deny it.  He continued by saying that the 
Planning Commission may also continue the public hearing.   
 
John stated that the Major Plat Amendment is reviewed under section 2.6.5, Final Plats 
and then it is reviewed by the Board of Trustees. 
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John explained that this application also requires a housing mitigation plan that is 
reviewed by Staff, if variances, are requested, it is reviewed by the Board of Trustees. 
 
John said that the owner/applicant is CBS Village Lane LLC. 
 
John stated that the property is located on the west side of Hendrick Drive and south of 
the RFTA offices on west Main Street.  He said that the parcel is currently vacant and 
has been for some time.  
 
John continued by saying that the applicant has submitted revised plans to address the 
Commissions’ concerns from the previous meeting.  He said that these are addressed 
in the memo from Mark Chain dated April 20, 2017, which is in the packet. 
 
John recommended approval of the Major Site Plan with the following conditions and 
findings: 
 
Conditions:   
 

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

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

the Development Improvements Agreement.   
 

3. 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. 

 
4. The applicant shall pay and reimburse the town for all other applicable 

professional and Staff fees pursuant to the Carbondale Municipal Code.  
 

5. The applicant shall receive approval from the Board of Trustees for the Housing 
Mitigation Plan.  
 

6. The applicant shall indicate adequate snow storage on the site plan.   
 
Findings - Site Plan Review Criteria:   
 

1. The site plan is consistent with the Comprehensive Plan and the site plan is 
consistent with the purposes section of the PUD;   

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

forth in this code; and  
 

3. Traffic generated by the proposed development is adequately served by existing 
streets within Carbondale.     
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Mark Chain introduced George Winnie, the architect and Simon Bentley, of CBS Village 
Lane LLC. He said that the old design guidelines focused on livability i.e., private 
outdoor spaces, storage, etc. 
 
Gavin arrived at 7:09 p.m. 
 
Marina arrived at 7:13 p.m. 
 
George explained the revised elevations and fly-over displayed on the wall and the TV 
screen, stating that the fences for private outdoor space have been added. He pointed 
to color pamphlets and a corrugated metal sample, and explained the building materials 
proposed. He pointed to the snow storage at the end of the parking lot as well as 
around the parking spaces to the south, on the site plan. 
 
Mark said that the driveway access easement was put in prior to knowing what would 
be developed on Lot A. He said that changing this access easement would have 
required signatures from all of the existing owners to the south, which would have had 
its challenges.  
 
Ken asked how large the snow storage is. 
 
George said that the snow storage is approximately 40-50 square feet and he pointed to 
the southwest side of the parking area on the site plan. 
 
Marina apologized for being late and asked if the points from the previous meeting 
referencing the UDC have been addressed. 
 
George stated that the points from the UDC have been addressed and that the revisions 
reflect those points. 
 
Michael read 5.6.5.c.2 of the UDC and asked the Commission if they thought that the 
design revisions had been met. 
 
Marina said that she can see the awnings over the windows that have been added. She 
asked if the floor plans have changed.  
 
George explained the pop-outs and said that the bedrooms have increased in size by 
twelve square feet.  
 
Marina said that the elevations are livelier than last time. She read from the UDC 
referencing variations to decks. She noted that all of the decks shown are identical. 
 
Ken said that he did not see the design as monotonous. 
 
Gavin added that he did not think that the definition of monotonous applied to these 
seven units. He said that he thought that the revisions were a decent compromise.  
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Marina questioned that even when elements are repeated. She did say that details had 
been altered. 
 
Gavin stated that at the highest standard it doesn’t comply. He said that he was 
wrestling with the code and its challenges. He said that the revised design was a big 
improvement over two weeks ago. 
 
Michael said that he wasn’t an architect but that he wasn’t sure how to make it less 
monotonous and how the decks could be staggered. He said that it was much improved 
over the last design as well as the comparison to the existing building to the south. He 
asked where the Commission was with architectural detail. Michael said that this project 
exceeds the existing residential building that it mirrors. 
 
Yuani said that a seven unit project can be monotonous but that this project is not a 
cookie cutter and that we do not have monotony here. He said that there are varied 
fenestrations and walls.  
 
George said that there are two separate buildings as well. 
 
Michael noted that he has never seen anyone on the roof of the building to the south, 
which has stairways to the roof.  
 
Ken reiterated that he didn’t think this design was monotonous and that he thought that 
they had done a good job. He said that the roofline is broken up.  
 
Gavin referenced A2 from the UDC with reference to Marina’s concerns. He said that 
building elements are repeated and that the front has variety. He said that Marina has a 
valid question about the back face of the building. Gavin said that the applicant has 
worked hard to revise the design and that he would vote to pass with the condition of 
adding variety to the decks. 
 
Gavin stated that the building heights have been changed and that there is more relief 
to elevation. 
 
Marina added that individuality comes out when the units are occupied and that she 
hopes that this happens here with plants and chairs.  
 
Jay stated that he wasn’t at the last meeting but that he did review the elevations in the 
last packet and that he thinks that they have improved since then. He said that he didn’t 
see a solution for the design of the decks and that he was happy with the changes.  
 
Jay said that, on the grading plan the two parking spots to the east show that they are 
cut in. He didn’t think that was possible because of the irrigation pipe.  
 
Mark Chain said that High Country Engineering will update the grading plan but that 
they had not done so yet.  
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Motion to close the Public Hearing 
 
A motion was made by Ken to close the Public Hearing. Marina seconded the motion 
and it was approved unanimously. 
 
Gavin said that there were two members of the public at the last meeting and he 
wondered if they might have something to say. 
 
Janet said that their names were Jade and Lauren and that they had wanted to see 
what was going on. 
 
Jay asked if this project was forty percent pervious.  
 
Mark explained that the zone district has a ten percent open space minimum 
requirement. He said that this proposal is 30.3 percent pervious. 
 
Janet suggested cleaning up the pervious/impervious numbers before it goes to the 
Board of Trustees. 
 
Ken said to remember to condition the balconies. 
 
Discussion ensued about balconies. 
 
George said that they could possibly change up the railings on the decks. 
 
Agreement was made to add condition #7) The applicant shall provide greater variety 
with balconies referencing C.2.a.2 of the UDC. 
 
Motion 
 
Ken made a motion, seconded by Gavin, to approve the Major Site Plan Review with 
the conditions and findings in the Staff report and with the addition of condition #7 re: 
balconies and it was approved unanimously. 
 
Yes: Marina, Gavin, Michael, Ken, Jay, Yuani 
 
No: None 
 
PUBLIC HEARING – KDNK Rezoning  
Applicant: Robert Schultz Consulting for Carbondale Community Access Radio 
Location: 76 S. Second Street 
 
Janet said that this is an application for rezoning a parcel from the Residential High 
Density zone district to the Historic Commercial Core zone district.  She stated that the 
rezoning would require an amendment to the Comprehensive Plan to remove the 
property from the “Downtown-Old Town Periphery” designation and to place it in the 
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“Downtown” designation. She said that a public hearing is required and to recommend 
approval of the application, recommend denial or continue the hearing.   
 
Janet said that the property is on the northeast corner of Garfield Avenue and 2nd 
Street.   She stated that KDNK purchased the property from a consortium of non-profits 
in January of 2012.  She continued by saying that this group of non-profits had 
purchased the property from the Town in 1997.  Janet noted that before that, it was 
Town Hall.     
 
Janet said that KDNK is proposing to rezone the property in order to become a 
conforming use.  She said that in the past, KDNK has been prohibited from having 
“temporary special events” because it is located in a residential zone district. She stated 
that in addition, KDNK is unable to expand the building because it is a nonconforming 
use.   
 
Janet said that one of the things she looked at was zone districts of surrounding 
properties.  She stated that there is a new section in the UDC which was created to 
address transitions between new development and adjoining properties which are in 
less intense zone districts. She said that in this case, if KDNK is rezoned, the property 
directly to the east is zoned R/HD and has a single story home on the parcel.   
 
Janet stated that if the KDNK parcel was redeveloped, the new building would need to 
step down, have an increased side yard or be of a comparable scale.   
 
Janet said that she recommends approval of the amendment to the Comprehensive 
Plan and the rezoning with the conditions and findings in the Staff report. 
 
In closing Janet stated that there have been commercial uses on the parcel since the 
1980’s. She said that KDNK would be allowed to have special events, and plan for 
future additions and improvements to the property.  She stated that in addition, the 
public radio station builds on Carbondale’s economic strengths to cultivate a unique role 
in the regional economy and enhances the Town as a destination for the arts.   
 
Gavin Brooke asked if public functions have been shut down by Town Staff previously. 
 
Janet answered yes. 
 
Michael stated that the old library building, currently the Launchpad, was granted HCC 
with restrictions on height and setbacks because of the residential neighbor directly to 
the east. 
 
Bob Shultz, of Robert Schultz Consulting, introduced Gavin Dahl, station manager of 
KDNK radio. Gavin Dahl said that having DJ meetings, membership drives, trainings, 
etc. as zoned is considered non-conforming and that rezoning to allow forty-nine people 
would be ok. He said that if there were more than fifty people that they would have their 
gatherings off-site. He said that they have no plans for development or expansion. 
Gavin Dahl stated that he just wants to follow the rules. He said that they want to be 
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able to have music and screenings as well as nourish cultural enrichment. He said that 
they have done a lot of door knocking with their neighbors. He said that they realize that 
their neighbors use the parking too and that they have to be a good neighbor.  
 
Bob Schultz, representing the applicant, said that they have no drawings to go over. He 
said that they just want to keep KDNK strong and between the lines. He said that they 
had checked with all the neighbors within 360 degrees, with the exception of one that 
they couldn’t get a hold of, everyone was fine with their proposed rezoning and that 
there were no objections.  
 
Bob said that he had also checked with Mark Chain, the Town Planner at the time of the 
building sale, and that Mark told him that the plan was to rezone the property or possibly 
create a PUD. Bob said that this was really a matter of housekeeping and correcting 
what should have been done twenty years ago. Bob noted that there is an interesting 
pattern of the northeast corner of all the streets off of Main Street between Third Street 
and Weant Blvd. being Commercial or zoned HCC 
 
Motion to close the Public Hearing 
 
A motion was made by Yuani to close the Public Hearing. Ken seconded the motion and 
it was approved unanimously. 
 
Motion 
 
Gavin Brooke said that it was a logical move to approve and he made a motion to 
approve the amendment to the Comprehensive Plan and the rezoning from R/HD to 
HCC zone district with the conditions and findings in the Staff report. Marina seconded 
the motion and it was approved unanimously. 
 
Yes: Marina, Gavin, Michael, Ken, Jay, Yuani 
 
No: None 
 
Unified Development Code (UDC) Discussion 
 
Janet explained that the UDC was adopted in May of 2016.  She said that when the 
UDC was adopted, the Board, the Planning Commission and Staff agreed that it was 
important to re-visit the UDC from time to time to make sure it is working as intended.   
 
Janet said that the Planning Commission asked that discussions begin on potential 
UDC amendments.   She stated that overall, Town Staff’s observations are that the 
UDC is much easier to administer than the previous codes (Titles 17 and 18).  She said 
that this is true for both Town Staff as well as the public.  Janet said that in addition, the 
adoption of the Zoning District Map earlier this year was extremely beneficial for 
everyone. She stated that Planning Staff’s opinion is that any revisions would be more 
fine tuning the code vs. a major overhaul.   
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Janet stated that Staff has not had the opportunity to go through the UDC section by 
section to generate a list of detailed changes.  She said that however, before delving 
into details, Staff would like to hear the Commission’s overall thoughts about the UDC 
and sections which may need revisions.   
 
Janet outlined some of the larger items which Staff has included:      
 

 Variance criteria - community or public benefit rather than hardship (from P&Z) 
 Re-visit minimum lot area per dwelling unit (density) 
 Street Trees – 1 tree per 100 square feet is too many trees (Tree Board) 
 Add mobile home park standards in the UDC (Building Official) 
 Add Plat Certificates (Town Attorney) 
 40% pervious surface requirements in R/MD and R/HD – drives 3 stories (RFSD) 
 Allowed building height in HCC zone district (42 ft.) 

 
Janet said that another suggestion is that the Commission request feedback from the 
people who have used the UDC in the past year. She said for example, Staff received 
comments from the development team that prepared the architectural and site plans for 
the RFSD Employee Housing project.  Janet stated that the project was entirely in 
compliance with the UDC and that group could provide valuable feedback.   
 
Janet said that also, the Commission may want to discuss soliciting comments from the 
Town’s Boards and Commissions.   
 
Janet stated that finally, Staff would like to check in with other departments including 
Public Works, Building, Utilities, and Police for their thoughts on the UDC.   
 
Janet explained that the Planning Staff received a short amount of training from Clarion 
on how to amend the text.  She said that Clarion used a very advanced level of Word, 
where Hyperlinks are used in the UDC and that adds to the complexity of making 
revisions to the text.  She said that Planning Staff has agreed that in order to maintain 
the integrity of the UDC, that the Town should contract with Clarion or some other entity 
familiar with advanced Word to finalize any changes to the UDC.  Janet stated that 
those costs would be dependent on the extent of revisions.   
 
Janet concluded by saying that Staff would recommend that the Planning Commission 
discuss their thoughts about the process and potential UDC amendment.  She said that 
finally, the Commission should provide Staff with direction on how to proceed.   
 
Points of Discussion 
 

 Invite comments from applicants since the UDC was adopted. 

 Compile a list of questions to ask applicants, possibly a survey. 

 Incentives to remove PUD’s. 

 Address minimum lot area in the UDC. 

 Land Use Table revisions. 

 Require private open common space for residential developments. 
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 Why does R/HD require a conditional use permit for multi-family? 

 Revisit pervious requirement of forty percent. 

 To encourage the widest variety of input, encourage email comments, with a 
timeline. 

 Ask for input from all Boards and Commissions’. 

 Change the agenda date for PUD discussion to June 15, 2017. 

 Outline successes. 
 
Staff Update 
 
Janet said that the quarterly Planning Administrative report in the packet was a good 
summary of what the department has been busy with. 
 
Marina complemented Janet and said that it was a stellar report. 
 
Janet said that the Board of Trustees approved the RFSD housing application and that 
the comments had been that the P&Z as well as Staff did a great job. 
 
Janet said that 1st Bank was also approved. 
 
Commissioner Comments 
 
Gavin said that the CBS Village application is a testimony of how the Town should have 
taken the alley as public right-of-way, and that privatizing is a bad deal. 
 
Michael said that there was an article in the New York Times regarding Kroeger and 
their capital investments. 
 
Motion 
 
A motion was made by Gavin to adjourn. Yuani seconded the motion and the meeting 
was adjourned at 9:10 p.m. 
 
 
 
 


