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MINUTES 

CARBONDALE PLANNING AND ZONING COMMISSION 

Thursday September 14, 2017 

 

Commissioners Present:                       Staff Present: 
Yuani Ruiz, Chair Pro Tem   Janet Buck, Planning Director 
Ken Harrington                        Mary Sikes, Planning Assistant 
Marina Skiles     
Nick Miscione, 2nd Alternate 
Jennifer Gee DiCuollo 
                                                                           
Commissioners Absent: 
Jeff Davlyn 
Jay Engstrom, 1st Alternate 
Michael Durant, Chair 
Gavin Brooke 
 
Other Persons Present 
Jake Boyles, 1197 Main Street 
Raul Gawrys, Architect 
Catherine Markle, Landscape Architect 
 
The meeting was called to order at 7:01 p.m. by Yuani Ruiz. 
  
August 24, 2017 Minutes: 
 
Ken made a motion to approve the August 24, 2017 minutes. Marina seconded the 
motion, and they were approved unanimously with Jen and Yuani abstaining. 
 
Yes: Nick, Ken, Marina 
Abstain: Jen and Yuani 
 
Other Persons Present 
There was no public comment. 
 
PUBLIC HEARING – Major Site Plan Review - Applicant: Stein Properties  
Location: 1201 Colorado Avenue 
 
Janet said that this is an application for a Major Site Plan Review to allow a mixed-use 
development.  She stated that you are required to hold a public hearing and make a 
recommendation to the Board to approve the application or deny it.  She said that the 
Commission may also continue the public hearing.   
 
Janet explained that the property is located at the northeast corner of Highway 133 and 
Main Street and it is 34,215 sq. ft. and is zoned Mixed-Use.   
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Janet stated that one mixed-use building is proposed on the property.   She said that 
the portion of the building along the highway includes 2,100 sq. ft. of commercial on the 
lower floor with residential apartments on the second and third floor.  She continued by 
saying that behind that is the portion of the building which is entirely residential.  Janet 
stated that there would be 18 residential units in all.   
 
Janet said that the building and site plan meet the zoning district parameters.  She 
stated that there are a few things that we need to discuss related to setbacks and the 
landscape buffer. 
 
Janet said that the front yard setback in this zone district is 0 ft.  She stated that it also 
includes a maximum 10 ft. setback.  She said that the side and rear yard setbacks are 0 
ft.   
 
Janet stated that in her Staff report, she called out Main Street as the front yard.  She 
said that since then, she met with the architect on the issue.  She said that we 
discussed the fact that there is a 10 ft. utility easement, transformers and a bus stop 
along Main, making it hard to move the building closer.   
 
Janet stated that because of that, it would be better if Colorado Avenue was considered 
the front yard.  She said that some portions of the building could be moved closer and it 
also has the driveway serving the development.   
 
Janet explained that another issue we discussed is the required 10 ft. wide landscape 
buffer along the highway.  She stated that the code states buildings and parking may 
not be located in this buffer area.  She said that some of the upper decks and posts 
encroach into this area.  Janet stated that however, the landscape buffer is provided.   
She stated that the architect has developed some cross sections to help the 
Commission review this item.   
 
Janet said that the common open space and landscaping sections of the code have 
been met.  She stated that there are a few items where a child’s play area needs to be 
provided as well as additional street trees.  She said that these have been made 
conditions of approval.   
 
Janet stated that the site plan shows a 9 ft. wide bicycle/pedestrian trail on the east side 
of the property between Main and Colorado.  She said that this will be a good corridor 
so people getting off at the bus stop can go north. She noted that it is important that this 
pathway be well lit.   
 
Janet said that there is a proposed 10 ft. wide trail along Colorado Avenue, an existing 
10 ft. wide trail along 133, and an existing 5 ft. wide sidewalk along Main Street.    
 
Janet continued by saying that as you could see from the Staff report, a number of code 
sections apply to the site and building design in this application.   
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Janet stated that she covered these in the Staff report. She said that she won’t walk 
through them because of the length but she said that the site and building design 
demonstrate compliance with the standards.   
 
Janet said that as far as parking, the code requires 34 parking spaces.  She stated that 
the applicant is proposing 18 on-site spaces and 17 on-street parking spaces on 
Colorado Avenue for a total of 35 spaces.   
 
Janet stated that parking was discussed with the applicant early in the process.  She 
said that it was agreed that having the bike path in front of the parking rather than 
behind it seemed like a safer alternative.  She explained that the parking would remain 
as public parking. She said that the Bike and Ped Commission reviewed this site plan 
and agreed with that assessment.   
 
Janet stated that a few other things from the Bike and Ped Commission were round the 
turning radius of the trail on the highway and Colorado.  She also said that they would 
like to see the trail blended onto Colorado Avenue on the east side of the property.  She 
stated that they would like to see enough bike parking, particularly in the plaza area.   
 
Janet said that four deed restricted residential units would be provided.  She said that 
this would comply with the Town’s affordable housing code. 
 
Marina asked how playground equipment would be designed and for what age group. 
 
Janet stated that the developer would need to provide the playground equipment. 
 
Further discussion ensued on the wording of the condition for the playground 
equipment. As the code didn’t address type, it was agreed to leave it flexible for the 
developer.  
 
Jen asked if the ten foot strip along Highway 133 has been provided. She asked for 
clarification of the difference between the setback and the intent of the landscape buffer.  
 
Janet explained that it was a landscape buffer and not a setback. 
 
Marina asked what the definition of a buffer was. She also gave clarification of the 
architect’s design referencing the parapet and that it should remain as is. 
 
Ken said that the side yard is a zero setback but then there is a ten foot buffer.  
 
The applicant’s representative, Raul Gawrys, the architect, gave his presentation. He 
gave the history of this property and said that it had been rezoned from from PCC to 
MU. He said that the retail space was reduced to 2100 sq. ft. He explained the bike and 
pedestrian trails on the perimeter of the property. He said that safety was a concern so 
the trail on the north was put in front of the parallel parking. Raul said that there would 
be safety lighting as well. He said that by moving the RFTA bus stop the bulk storage 
and assigned garages could be extended and that there would be additional space for a 
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bike storage area, to be shared with the community, which would be covered. He also 
pointed to the location of the enclosed garbage dumpster off of Colorado Avenue. 
 
The landscape architect, Catherine Markle, continued with the presentation and 
explained her landscape design. She pointed out the location of a seating wall, a 
fountain and a mural, which could be created with the help of the Arts Council. She also 
had many creative suggestions for the placement of additional seating as well as 
screening of the transformers on Main Street. She said that the landscaping would step 
up to the building.  
 
Ken asked what the elevation difference was on the corner near the roundabout to the 
floor of the building. 
 
Raul answered two feet. 
 
Nick asked how far the deck was from the walkway. 
 
Raul said he would show it on the Power Point.  
 
Yuani said that the design did a good job addressing the streets. He said that on the 
Main Street side there was a good break in the elevations. He stated that on the 
Colorado Avenue side, it looks like a large wall that doesn’t address the street as a front 
facade. 
 
Raul said that the windows could be set in or encased to give some depth or a covered 
entryway could be added.  
 
Marina gave some architectural suggestions. She asked about the stairway that was 
enclosed in glass. 
 
Raul said it was to see vertical circulation from the outside. 
 
Ken asked about the handicap parking location. 
 
Raul stated that Sopris Engineering will finalize the location of the handicap parking. 
 
Jake Boyles, 1197 Main Street, asked about the elevation on the sidewalk, east of the 
garages. He suggested that the bus stop walls be transparent because bizarre things 
happen in the current one that he can see from his business. 
 
Catherine explained the elevation on the sidewalk, east of the garages and the trail that 
is proposed, which will run from the south side of property to the north side. 
 
Raul said that RFTA will likely be agreeable to moving the bus stop structure that is 
currently on Main Street. 
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Motion to close the Public Hearing 
 
A motion was made by Ken to close the Public Hearing. Jen seconded the motion and it 
was approved unanimously. 
 
Nick asked if the overhead wires at Main and Highway 133 would be undergrounded. 
 
Raul said that they had already been put underground. 
 
Nick said he was looking at Google Earth and it must not be current. 
 
Ken asked if the landscape buffer encroachment by the upper decks would require a 
variance. 
 
Nick asked if there were any other examples on Highway 133 of residential and 
commercial developments. 
 
Ken said that this is the first project close to the highway. 
 
Yuani said that this project meets the intent of the Mixed-Use district. 
 
Janet read the definition of streetscape from the UDC 5.4.3B, page 183 to assist with 
determing the intent of the landscape buffer . 
 
Jen said that it was a good project for the Town. She said that it would be a loss to lose 
it over the ten foot landscape buffer requirement. 
 
Yuani agreed with the finding by Janet to use the 85% interpretation from the 
streetscape language to assist with determing the intent of landscape buffer. 
 
Ken suggested adding a bike trail condition to reduce the ninety degree turn at Colorado 
Avenue and Highway 133. 
 
Yuani suggested keeping an easement even with aligning the route back to Colorado 
Avenue. He said that we need to plan for the future. 
 
Raul said that Crystal River Spa’s parking lot was in the right-of-way so it would 
interfere with a future sidewalk. 
 
 
Further discussion ensued about the bike and pedestrian path. 
 
Raul asked to remove the shower in the commercial space. 
 
Janet stated that it is code to have a shower in the commercial space. 
Catherine asked what age group would be appropriate for the playground. 
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Marina said that the playground should be discussed further but that the developer 
should provide the equipment. She said that space should be reserved for the 
playground.  
 
Janet said that it would need to be ADA safe and that there would not be an HOA to 
oversee the design as it is a rental development.  
 
Marina said that direction is needed with regards to the playground design.  
 
Marina and Nick both liked the idea of a fountain and they referenced the Aspen 
fountain across from the Wheeler.  
 
Catherine said that a fountain pad was not the intention but rather more of a water 
feature. 
 
Jen said that she would like to see benches and trees as well as provide a lawn area, 
which could be used for activities such as volleyball or badminton.  
 
Motion 
 
Ken made a motion to approve the Major Site Plan Review, including the conditional 
use for multi-family buildings on the ground floor, with the 17 findings in the Staff report 
plus the addition of the condition to make appropriate changes to bike path from a 
ninety degree turn on Colorado Avenue and Highway 133 and to add an additional 
finding regarding 85% allowance in the UDC section 5.4.3.B.3.b for the 10 foot 
landscape buffer along Highway 133. Nick seconded the motion and it was approved 
unanimously. 
 
No: none 
Yes: Yuani, Jen, Nick, Marina, Ken 
 
Staff Update 
 
Janet said that marijuana regulations with regards to signs was being discussed by the 
Board.  
 
Commissioner Comments 
 
The Commission had no comments. 
 
Motion 
 
A motion was made by Jen to adjourn. Marina seconded the motion and the meeting 
was adjourned at 9:03 p.m. 

 


