
Town of Carbondale 
511 Colorado Avenue 

Carbondale, CO 81623 
 

 
                                                             AGENDA 

PLANNING & ZONING COMMISSION  
THURSDAY, March 30, 2017 

7:00 P.M. TOWN HALL 
 

1. CALL TO ORDER 
 

 
2. ROLL CALL 

 
 

3. 7:00 p.m. – 7:05 p.m. 
Minutes of the March 16, 2017 meeting .....................................................................  Attachment A 
 

 
4. 7:05 p.m. – 7:10 p.m. 

Public Comment – Persons present not on the agenda 
 

 
5. 7:10 p.m. – 8:10 p.m.  

PUBLIC HEARING – Major Site Plan Review…..……………...…..........................Attachment B 
             Applicant: CBS Village Lane LLC 

Location: Lot A, Village Lane, west side of Hendrick Drive & south of the RFTA offices 
 
 
8:10 p.m. – 8:20 p.m. 

6. Planning Commissioner Interviews…………………………………………………. Attachment C 
 
                  

7. 8:20 p.m. – 8:25 p.m.   
Staff Update  
 
 

8. 8:25 p.m. – 8:30 p.m.    
Commissioner Comments 
 
 

9. 8:30 p.m. –  ADJOURN 
 

      * Please note all times are approx. 
 

 
 
 
 
Upcoming P & Z Meetings: 
Stein Mini-Storage Annexation/Zoning/Site Plan     TBD 
PUD Discussion – Mark Hamilton      TBD 
Marijuana Public Hearing       TBD 
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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: 
 
Ø Buildings face 3rd Street 
Ø There is a central green space between the proposed residential buildings 
Ø The library view to Sopris has been maintained 
Ø 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: 
 
Ø Is there a connection to Highway 133 via Capitol?  Bob said no, that was on the 

previous iteration.   
Ø 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. 
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TOWN OF CARBONDALE 
511 COLORADO AVENUE 
CARBONDALE, CO  81623 

 
  Planning Commission Agenda Memorandum 

 

Meeting Date:  3-30-2017 
 
TITLE:    Major Site Plan Review 
 
SUBMITTING DEPARTMENT:   Planning Department 
 
ATTACHMENTS:     Land Use Application 
 
 
BACKGROUND 
 
This is an application for Major Site Plan Review to allow seven (7) townhome units. 
The Planning Commission is required to hold a public hearing and make a 
recommendation to the Board to approve the request, approve the application with 
conditions, or deny it.  The Planning Commission may also continue the public hearing.   
 
The Major Plat Amendment is reviewed as under section 2.6.5, Final Plats and is 
reviewed by the Board of Trustees. 
 
This application also requires a Housing Mitigation Plan that is reviewed by Staff.     
 
The owner/applicant is CBS Village Lane LLC.   
 
The property is located on the west side of Hendrick Drive and South of the RFTA 
offices on West Main Street.  The Parcel is currently vacant and has been for some 
time.   
 
Surrounding Uses and Zoning 
 
North:  Office Building - RFTA 
East:   Commercial – Ace Hardware/City Market 
South:  Townhomes & Single-family detached 
West:   Mixed Use (adjacent lot – Lines Plaza II) 

Single-Family Residential 
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North:  PUD/Commercial/Special 
 
South:  PUD Commercial/Office 

PUD – SF/8,000 District 
 

West:   PUD Commercial/Office 
PUD – SF/8,000 District 
 

East:   PUD-Commercial – Crystal Village PUD 
 
 
MAJOR SITE PLAN REVIEW 
 
Zoning District Parameters 
 
Ordinance NO. 20 Series of 2016 approved zoning changes to the Crystal Village PUD 
and also allowed the subject parcel, Lot A, to be developed as a residential land use. 
This would only happen after a plat note was removed that stated the lot would be 
developed as commercial only.  This is accomplished by a Major Plat amendment 
reviewed by the Board of Trustees.   
   
There would be seven (7) units located in two buildings.   
 

5-3 bedroom x 1,615 sq. ft. =        8,075 sq. ft.  
2-2 bedroom x 1,295 sq. ft. =        2,590 sq. ft. 
Total square footage           =     10,665 sq. ft. 

 
The parcel is 21,257 sq. ft.   
 
The subject property is zoned PUD – Commercial/Office of the Crystal Village PUD 
  
Zoning & Related Requirements 
 
 

Required    Provided    Plat 
 

Minimum Lot Size:  18,000 ft.²    21,656.5 ft.² 
 
Front setback:  20 ft     26’2”    20 ft 
Rear Yard:   10 ft    52.6” 
Side yard:   zero lot line allowed  25’9”    25 ft 

at time of subdivision  15’9”    15 ft. 
Open space:   10%     30.3% ** 
Building Height:  27 ft     27 ft. 
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Landscaping and Screening 
 
The PUD requires that 10% of the Lot area be open space.  As noted above the 
applicant is providing 30.3% of open space.  Of that open space 22.3% is impervious.     
The Provided Landscape Plan indicates 2,000 sq ft of pervious landscaped area. 
   
A waste collection area is not indicated and will need to be verified.  This has been 
made a condition of approval.   
 
Section 5.6 Residential Site and Building Design 
 
Private Outdoor space is provided and compliant through the use of balconies 
associated with each unit.  They measure 11’ X 6’ on the 2nd level and 12’X 6’ on the 
third level.  This is compliant.  
 
Section 5.6.5. Multifamily Guidelines 
 
Bulk storage has been provided.  The storage areas are located in the garages by way 
of a dedicated storage room.  Additional storage may be added to the garages as 
needed but as the PUD requires the garages shall not be utilized as storage areas only.     
Staff has verified that the proposed storage areas for each unit comply with the UDC.  
The storage areas have been designed as an integral part of the building.   
 
The entryway for each individual unit is identifiable.  The design of the building provides 
relief and contrast through varied building heights and setbacks that break up the larger 
surfaces of the buildings.   
 
Section 5.6.5.C.6 discusses the relationship of a development to surrounding land uses.  
The buildings have been limited to two stories and really are very similar to the existing 
building to the south.  The proposed development appears that it will blend in well with 
the neighborhood.   
 
There are good bike and pedestrian connections from the parking area throughout the 
development.  Sidewalks along the perimeter of the project are existing.   
 
Section 5.8.3 Parking 
 
Sixteen (16) parking spaces are required and 16 have been provided.    The proposal is 
in compliance with the parking code requirements.   
 
A condition has been added that all lighting shall comply with Section 5.10 of the UDC 
(Exterior Lighting).   
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Section 5.11 Community Housing Inclusionary Requirements 
 
The proposal is to provide 7 units.  The applicant is to provide 1 AMI unit and 1 RO unit.  
The applicant is asking for a variance from the sequencing of unit’s requirements.  
Normally the Mitigation plan is reviewed by staff, but as a variance is being requested 
the Board of Trustees will need to review the request. 
   
Section 5.12 Solar Access 
 
It appears that the solar access requirements have been met.   
 
OTHER 
 
Engineering 
 
All utilities are located on site and were installed as part of the original development. 
 
SITE PLAN REVIEW CRITERIA 
 
A Site Plan Review may be approved if the Town finds that all of the following approval 
criteria have been met:   
 

1. The site plan is consistent with the Comprehensive Plan;  
 

2. The site plan is consistent with any previously approved subdivision plat, planned 
unit development, or any other precedent plan or land use approval as 
applicable;  

 
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 will be adequately served by 
existing streets within Carbondale, or the decision-making body finds that such 
traffic impacts will be sufficiently mitigated.   

 
FISCAL ANAYLSIS 
  
The property has been vacant for some time as there is not a need for commercial 
spaces with a large amount of the existing spaces being vacant.  The development will 
provide needed housing units.  
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RECOMMENDATION  
 
 
Staff recommends that the following motion be approved:  Move to recommend 
approval of the Major Site Plan Review 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. That the Applicant shall receive approval from the Board of Trustees for the 
Housing Mitigation Plan.  
 

6. The Applicant shall indicate either a screened refuse storage area a refuse pick 
up plan.  

 
 
Findings - Site Plan Review Criteria:   
 

1. The site plan is consistent with the Comprehensive Plan 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.     

 
 
Prepared By:  John Leybourne, Planner 
              
 



 
 
 
 

 
LOT A – VILLAGE LANE  

Carbondale, Colorado 
 
 
 
 
 
 

Major Site Plan Review 
Major Plat Amendment 
 

February 2017 

 



 
 
 
 
 
 
 
 

SECTION 1: APPLICATION & RELATED FORMS 
 
 
 
 
 
 

 
Land Use Application Form 
Major Site Plan Review Checklist 
Final Plat Checklist 
Project Team Directory 
 

 
 

















PROJECT TEAM 
 
 
Owner 
CBS Village Lane LLC 
235 Snowcap Circle 
Carbondale, CO  81623 
 
Applicant 
CBS Village Lane LLC 
235 Snowcap Circle 
Carbondale, CO  81623 
 
Developer 
Crawford Design Build, LLC 
1101 Village Rd Unit LL2B 
Carbondale, CO  81623 
crawforddesignbuild@comcast.net 
(970) 963-3833 
 
 
Civil Engineering/Surveying 
High Country Engineering 
1517 Blake Avenue, Ste 101 
Glenwood Springs, CO  81601 
970.945.8676 
 
Planning/Coordination 
Mark Chain 
Mark Chain Consulting, LLC 
811 Garfield Avenue 
Carbondale, CO  81623 
970.963.0385 (office) 
970.309.3655 (cell) 
mchain@sopris.net 
 
Architect 
George R. Winne A.I.A. 
GRW Architecture LLC 
4264 Carnwarth Rd. 
Tallahasee, FL  32303 
970.618.4346 - Cell 
970.704.5062 - Fax 
grwarch@gmail.com 
 
 

mailto:crawforddesignbuild@comcast.net
mailto:mchain@sopris.net
mailto:grwarch@gmail.com


Legal 
Joslyn V. Wood 
Wood Nichols, LLC 
201 Main Street, Suite 305 
Carbondale, CO  81623 
(970) 963-2050 (direct) 
(970) 963-3800 (main office) 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 

SECTION 2 
 

Project Narrative & Background Documents 
 
 
 
 

Site & Zoning Background 
Major Site Plan Review 
Major Plat Amendment 
Affordable Housing Mitigation 
Background Maps 

 
 
 
 
 
 

 
 

 



APPLICATION INFORMATION AND BACKGROUND 
 

 
Property Location:  The subject parcel is legally described as Lot A,  
Resubdivision of Lots 2 & 4, of the Crystal Village PUD, Filing No. 3.  The 
property is located west of Hendrick Road south of the RFTA offices on W. Main 
St. The parcel is 21,256 SF in size and is vacant. A location map is attached. The 
properties were purchased by CBS Village Lane in December 2016. 
 
Zoning: Commercial/Office Zone District of the Crystal Village PUD. (Note: this is 
the vacant lot that was examined in some detail during the recent rezoning 
process of the Commercial/Office Zone District in Crystal Village. 
 
Application Date: February 2017 
 
 
Type of Application     
 
• Major Site Plan Review – for 7 town home units. 
• Major Plat Amendment – regarding requirement that all new construction be 

for commercial use only. 
• Affordable Housing Mitigation Plan. 
 
Background. Ordinance No. 20 – Series of 2016 approved zoning changes and 
identified required plat amendments for the Commercial/Office District of the 
Crystal Village PUD. This application was submitted and reviewed by the Town in 
the summer and fall of 2016. Much of the conversation centered around the 
possibility of allowing flexibility on the lower floor of mixed-use buildings – 
specifically to allow residential units on the ground floor where no such 
residential use was previously allowed. This zoning amendment also allowed the 
vacant lot in the zone district( Lot A), to be developed as a residential land use as 
long as a Major Plat Amendment application was submitted which removed the 
plat note which previously required the property to the be developed as 
“commercial only” – specifically, with no residential land uses allowed. Lot A was 
discussed during the lengthy town review but discussion was relatively minor in 
nature. 
 
This Major Site Plan Review for seven town home units is nearly a mirror image 
of the townhomes directly to the south (known as the Village Lane Townhomes 
and also called the Cerise/Huttenhower townhomes).  The Major Plat 
Amendment application is being made to remove the plat note restriction on Lot 
A is being applied for currently with the Site Plan Review. Finally, because of the 
number of units involved (7), an Affordable Housing Mitigation Plan is being 
submitted to ensure that affordable housing is supplied as per code procedures. 
 





Major Site Plan review. Ordinance No 20- 2016 requires  any multifamily 
development in the Commercial/Office Zone District to go through the Site Plan  
Review as outlined in the UDC. As noted above, seven town home units are 
being proposed. 
 
Major Plat Amendment. A Subdivision Plat and supporting documentation which 
removes the “commercial only” plat note is submitted as part of this application.  
 
Affordable Housing Mitigation Plan. Two of the seven units proposed to be built 
are proposed to be deed restricted. 
 
Project Description/Development Program  
 
Two small, building complexes will be constructed on the subject property with 
the intention of selling the units to perspective buyers. The Eastmost townhome 
structure will be comprised of three 3-BR units and one  2 – BR unit. The West 
most structure will include two 3-BR units and one 2- BR units. The units will 
have vehicular access off of Hendrick Road and will share this access with the 
existing townhome complex to the south. Please note that the entire access 
easement is located on the subject property.  Number of units, unit size and 
miscellaneous information is summarized below (no lot area/unit requirements 
are included in this particular PUD): 
 
 
           
# Units # BR/du  Unit Size  # Baths   
  
  5      3   1,615 SF  3.0      
 
  2       2   1,295 SF  2.5   
              
 
 
All zoning, development standards and site plan review criteria are met including 
building height, pervious area, required number of parking places, private open 
space etc. Each unit has a separate balcony on both the second and third levels 
and the minimum dimensions meet code requirements.  
 
The criterion for bulk storage is also met. The three bedroom units have separate 
storage spaces on the lower level that measure 4’ x 8’. The two bedroom units 
have separate storage spaces that measure 5’ x 4’. Additional storage is 
accommodated in the garage. Each lot has separate mechanical room and 
washer dryer in the lower level area.  



 
Site Description   
 
Lot A is approximately 21,256 ft.² in size, flat related to topography and the soils 
composed of alluvial deposits as is common in the rest of Crystal Village and 
also characteristic of the general Carbondale area. The property is vacant and 
has never been developed. This lot was originally ranchland and was annexed 
into the Town with the rest of Crystal Village in the early to mid-1970’s. It has had 
some over lot grading associated with it during the installation of the original 
infrastructure and Rockford Ditch location over time.  Utilities are available. The 
Rockford Ditch runs along the East and northern portions of the lot and it is 
contained in an easement previously approved by the Town and the Rockford 
Ditch Association.  It was originally part of the Crystal Village PUD 
Commercial/Special Zone District and was rezoned into the PUD 
Commercial/Office Zone district in 1990.  
 
Vehicular access for the site will be provided via an existing access driveway on 
Hendrick Road. This is an access easement and is shared with the Townhome 
project to the South.  There are sidewalks located along both sides of Village 
Lane. A sidewalk along the West portion of Hendrick Drive was installed with the 
Village Lane Townhomes.   
 
Neighborhood Context 
 
The project site is located on the west side of the Hendrick Road right-of-way 
about 150 feet south of the intersection of Hendrick/West Main Street.  It is 
located directly west of Ace Hardware and south of the RFTA Offices.  Attached 
is a location map, zoning map of the nearby area and an existing land use map 
of the specific neighborhood. 
 
This neighborhood is a mixed-use neighborhood in the best sense of the word. 
There are single-family homes to the South and off to the West. There is a small 
townhome complex directly to the south and two mixed-use buildings directly 
adjacent to the West and to the Northwest. The RFTA offices and a vacant lot 
are directly to the North.  
 
Adjacent Land Use Summary 
 
North:   Office Building/vacant 
 
East:   Commercial – Ace Hardware/City Market 
 
South:   Townhomes & Single-family detached 
 
West:   Mixed Use (adjacent lot – Lines Plaza II) 
   Single-Family Residential 



Project No:  1603
Drawn By:  BZ

Date Issued For

A4 ARCHITECTS LLC 

242 NORTH SEVENTH STREET 

CARBONDALE COLORADO 81623 

970.963.6760 

FAX 970.963.6761 

mail@a4arc.com

15' 30' 60'

CRYSTAL 
VILLAGE PUD

CARBONDALE, 
COLORADO

Site Plan

1.0
EXISTING ZONING MAP:
PORTION OF THE EXISTING CRYSTAL VILLAGE PUD

CRYSTAL VILLAGE PUD:  
COMMERCIAL/OFFICE 
ZONE DISTRICT

EXISTING 
COMMERCIAL/SPECIAL 
ZONE DISTRICT

1" = 30'-0"

CRYSTAL VILLAGE 
PUD:  
COMMERCIAL/OFFICE 
ZONE DISTRICT

H
EN

D
R

IC
K

 R
O

A
D

VILLAGE LANE

MAIN STREET

EXISTING RESIDENTIAL/MULTI FAMILY 2
 ZONE DISTRICT

EXISTING RESIDENTIAL/SINGLE FAMILY/8,000  
ZONE DISTRICT



Project No:  1603
Drawn By:  BZ

Date Issued For

A4 ARCHITECTS LLC 

242 NORTH SEVENTH STREET 

CARBONDALE COLORADO 81623 

970.963.6760 

FAX 970.963.6761 

mail@a4arc.com

15' 30' 60'

CRYSTAL 
VILLAGE PUD

CARBONDALE, 
COLORADO

Site Plan

2.0

VACANT LOT

RFTA OFFICES

1" = 30'-0"

MIXED USE

H
EN

D
R

IC
K

 R
O

A
D

VILLAGE LANE

MAIN STREET

RESIDENTIAL/MULTI FAMILY 2

SINGLE FAMILY 
HOMES

MIXED USE

VILLAGE 
TOWNHOMES

VACANT LOT

SINGLE FAMILY 
HOMES

EXISTING LAND USE MAP:
PORTION OF THE EXISTING CRYSTAL VILLAGE PUD



 
Northwest:  Mixed Use Building (Lines Plaza) 
   Multifamily residential 
 
 
Adjacent Zone District Summary 
 
 
North: PUD/Commercial/Special 
 
South:    PUD Commercial/Office 
     PUD – SF/8,000 District   
 
West:     PUD Commercial/Office 
     PUD – SF/8,000 District 
   
East: PUD-Commercial – Crystal Village PUD  
 
   
History of Site   
 
Described in previous sections. 
 
Comprehensive Plan Information 
 
This area is designated New Urban on the Future Land Use Map in the 
Carbondale Comprehensive plan. The description contained for the New Urban 
designation is: 
• Urban, pedestrian/bike oriented. 
• Buildings close to the sidewalk/streets, corner buildings 
• Parking in landscaped lots behind the buildings or in courtyards. 
• Commercial, mixed-use and urban residential. 
• Light industrial, local food production and live/work are encouraged along the 

west side of Highway 133. 
• Small scale lodging 
 
Uses described in Section 4.11 – New Urban of the Comprehensive Plan 
suggest allowing for a flexible mix of retail, restaurants, lodging, offices and 
multistory mixed-use buildings which may include residential upstairs. Uses 
should be transitioned appropriately to adjoining uses.  Note: there are other 
design and land use related topics in this portion of the Comp Plan for the New 
Urban Designation, but at this point the facts on the ground and history should be 
discussed. 



 
1. Transition of land uses. This item was discussed in depth with the 

Commercial/Office Zone District update in 2016. The multifamily and 
mixed-use buildings - including all residential for Commercial/Office 
provide an adequate transition from the commercial along 133 towards the 
single-family area in the Crystal Village PUD to the West and South. 

 
2. Multifamily Residential with no commercial. This Lot was specifically 

discussed in the rezoning of the Commercial/office District mentioned 
above. One of the conditions of approval was that a multifamily 
development – even something similar to a mirror image to the 
townhomes to the south – was appropriate as long as legal steps were 
taken to eliminate the previous deed restriction for “Commercial only” 
development on the lot. 

 
 
Solar Access 
 
There is no solar access issue associated with development.  Lot A is on the 
north side of this three lot “horseshoe” development. Being adjacent to the right-
of-way, no adjacent structures will be shaded.  
 
 
Neighborhood Parking Counts 
 
Parking counts in the neighborhood were taken on February 8 and over the 
weekend of February 11. The attached chart shows the parking in the 
neighborhood at various times. The chart reflects parking along the boundary of 
the lot – that is along Hendrick Road and along the north portion of Village Lane.  
Parking was minimal in the area, partly because of the 2 vacant lots.  We did 
note the parking along the entire run of Village Lane for your information on the 
area maps included at the end of this section  
 
 
AREA 

WEEKEND 
AM  COUNT 

WEEKEND 
PM COUNT 

WEEKDAY 
AM COUNT 

WEEKDAY 
PM COUNT 

Hendrick Rd.  
0 

 
0 

 
0 

 
0 

North side – 
Village Lane 

 
2 

 
2 
 

 
2 

 
7 

 



 
Site Plan and Development Information 

 
The subject property is zoned PUD – Commercial/Office of the Crystal Village 
PUD 
 
Zoning & Related Requirements 
 
    Required  Provided  Per Plat 
 
Minimum Lot Size:  18,000 ft.²  21,656.5 ft.² 
 
Front setback:     20 ft      26’2”   20 ft 
 
Rear Yard:      10 ft       52.6” 
 
Side yard:   zero lot line allowed   25’9”   25 ft 

at time of subdiv   15’9”   15 ft. 
 
Open space:     10%     30.3% ** 
 
Building Height:    27 ft       27 ft. 
 
**. All of the shared hard surface driveway access easement for both Lot A & the 
townhomes to the south are located on Lot A.  This results in 4,738 SF of 
impervious surface area – 22.3% of lot area.  If 1/2 of this amount was excluded 
from the above hard surface calculations and landscaped, the resulting 
calculations for the open space % would be approximately 41.45%, or equivalent 
to a typical multifamily open space compliant project for the R/HD and R/MD 
Zone District. 
 
 
Parking 
 

Parking Required  
3 BR unit > 
900 sf 

2.5/unit 5 units  12.5 

2 BR unit > 
800 sf 

1.75/unit 2 units    3.5 

  Parking Provided: 16 spaces 
 
 
 
Miscellaneous Requirements  

• Floor Area of 3 BR units: 1615 SF  
• Floor Area of @ BR units 1295 SF 



• Bulk Storage: all units have a dedicated storage room in basement – 
varying from 8.2 ‘ X 4” in the 3 BR units to 5’ x 4” in the 2 BR units.  
Additional storage can be placed in garages as necessary 

• Bedroom dimensions comply with IRC 
 

 
 
Private Outdoor Space 

• Each unit has balconies on both 2nd & 3rd levels.  
• 11’ X 6’ on 3rd level 
• 12’ X 6’ on 2nd level  

 
Building Materials (Concept on Sheet A3).  

• 8” Horizontal Hardi-Board siding 
• Vertical corrugated aluminum siding 
• Stucco veneer over concrete 
• Aluminum clad wood windows & doors 
• 36” high aluminum handrails 
• Wood entry doors and sidelights 
• Parapet with Aluminum Coping 
• “Flyover” graphics being developed as part of application 

 
Other Comments Related to MF Design Guidelines 

• Each individual unit identifiable 
• Balconies help provide relief 
• Multiple private open space balconies for each unit 
• Garages integrated into design and similar materials used 
• Building design similar/compatible to  multifamily dwellings to south 
• Project uses one access point from Hendrick Rd.  This access point is 

shared with townhome development to south to minimize multiple 
driveways 

• Off-street parking court utilized 
• Adequate maneuvering for parking 
• Project meets general design guidelines contained in the Supplemental 

Standards for Multifamily Residential for architectural details, residential 
character, roof form, and building elements as contained in Sections 
5.6.5.C.2 of the UDC. 

 
 
 
 
 
 





 
Major Plat Amendment 

 
CBS Village Lane LLC request that the Town of Carbondale review and approve 
a  Plat Amendment for Lot A according to Section 2.6.7 of the Carbondale UDC. 
The purpose of the plat amendment will be to remove the plat note which states 
that Lot A may not be used for residential purposes. This plat note was inserted 
onto the plat entitled “Resubdivision of Lots 2 & 4, Crystal Village PUD Filing No. 
3, Town of Carbondale, Colorado”. This plat was recorded on August 17, 2004 as 
Reception NO. 658026. 
 
Please note that Ordinance No. 20 – 2016 which amended the 
Commercial/Office Zone district of the Crystal Village PUD has a condition  of 
approval, Paragraph B (2)  which requires the plat note to be removed prior to 
any residential construction taking place. A new plat removing this restriction has 
been put together by High Country Engineering and is included in the packet. 
 
A Major Plat Amendment is processed according to Section 2.6.5, Final Plata, of 
the UDC. There is no public hearing but the Board must approve any major Plat 
Amendment. 
 
We did review the code to see if a Minor Plat Amendment was applicable, and 
our review shows that no existing criterion allows a plat note to be removed or 
corrected by following that procedure.  
 
 





 
AFFORDABLE HOUSING MITIGATION PLAN 

 
 
 

A Housing Mitigation Plan is required by Section 5.11.8 A of the UDC for any 
project proposing five (5) or more dwelling units unless otherwise exempted. The 
Lot A/Village Lane Townhomes development is proposing a mix of 3 BR and 2 
BR townhomes, with the total buildout being seven units. Mitigation of New 
Development according to section 5.11.4 is as follows: 

• 20% of total units to be AMI Category Units, which shall include 15% of 
total bedrooms. 

• 20% of remaining units shall be Resident Owner Occupied (RO units). 
 
 
Proposal 
 
The Applicant proposes to provide “for-sale” units as Affordable Housing 
Mitigation - with one Community Housing AMI category unit and one Resident 
Owner Occupied (RO) unit.  Criteria outlined in Section 5.11.4.A.1 of the UDC 
will be followed with one exception. Formula shown below. 
 

REQUIRED NUMBER OF AFFORDABLE UNITS  
 
 
 
% Units 
Required 

# 
units 
on-
site 

Calcs # AH to 
be 
provided 

 % BR 
required 

# BR  
On- 
site 

Calcs # AH 
Beds  

20 7 5 X 
0.2 

1.4 
(rounded 
down to 
1.0) 

 15 19 719X 
0.15 

2.85 
(rounded 
up to 
3.0) 

         
 
 
AMI/Category Units to be Provided: 
 
The above summary chart shows that 1 Affordable/Category Unit and 3 
Affordable Bedrooms meets this code requirement. Therefore, one (1) townhome 
with three (3) bedrooms will be provided on site for sale with oversight by the 
Garfield County Housing Authority.   
 
Resident Owner Occupied (RO) Units to be Provided: 



 
 
 
Section 5.11.4 A.2 requires, in addition to the AMI Category units, that 20% of 
the remaining units shall be RO units.  20% of the 6 remaining units yields 1.2 
RO units. As any partial number less than 0.5 is rounded down, one (1) Resident 
Occupied unit will be provided in compliance with the Carbondale Affordable 
Housing guidelines. 
 
 
AMI Category Classification 
 
Section 5.11.4 C contains a sequencing of Mitigation Units, adopted to address 
projects in which more than one Affordable Unit is required. While the category of 
an affordable housing unit in a project requiring only one unit would be 
discretionary on the part of the Town, in larger projects a Category 2 (100% AMI 
unit) is required as the first unit.  If the Town were not able to exercise discretion 
in this regard, all projects with seven or fewer units would be obligated to 
construct a category 2 unit, resulting in a disparate number of Category 2 units. 
Applicant foresees that many of the projects that the Town of Carbondale will be 
reviewing in the foreseeable future will be smaller projects, with less than 10 
units.  If an Applicant is not required to build more than one affordable unit, the 
Town the “sequencing provision” should not be applied.    
 
Maximum unit sales prices according to section 5, Table III and the housing 
guidelines outlines the following range of maximum prices: 
 
CATEGORY 1 2 3 4 

     
Price range $218,225 to 

$256,550 
$280,575, to 
$329,850 

$326,150 to 
$383,350 

$421,200 to 
$470,475 

 
The Applicant requests that the Town authorize Applicant to dedicate and deed 
restrict one unit as a Category 4 unit and one unit as an RO unit. As two of the 
seven units will be deed restricted, the profit margins of this project are already 
thin. Further, in a multi-family project such as Applicant’s project, an owner’s 
association will be formed to maintain the common elements of the project. 
Applicant projects that it will offer the free market units for sale for $510,000 to 
$525,000, which remains attainable by Carbondale standards.  The level of 
maintenance and expense assessment will be controlled by the majority of the 
owners, which could negatively impact a single lower income household. When 
deed restricting within a multi-family family building, it is preferable to all owners 
to retain economic compatibility if possible. The proposed Category 4 and RO 
units will provide long-range affordability to members of the Carbondale 
community, and will allow this project to offer seven (7) affordable or attainable 



units to community members hoping to enter the housing market.  Applicant’s 
proposed project is adjacent to, and very similar to, the seven unit Crystal Village 
Townhomes on Lots B – H, which project includes one Category 4 unit and no 
Resident Occupied units.   











 
 
 
 
 
 

SECTION 3 
 

TECHNICAL DOCUMENTS 
 
 
 
 
 
 

 
 
ALTA Survey 
Site Plan 
Floor Plans 
Schematic Elevations 
Flyover Concept Draft  
 
 













VILLAGE LANE- APARTMENTS 12-26-16   Exterior Views 1



VILLAGE LANE- APARTMENTS 12-26-16   Exterior Views 2
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VILLAGE LANE- APARTMENTS 12-26-16   Exterior Views 9

NORTH ELEVATION         1/8”=1’-0”

SOUTH ELEVATION         1/8”=1’-0”

EAST ELEVATION         1/8”=1’-0”

WEST ELEVATION         1/8”=1’-0”



Qty. Common Name / Scientific Name Size Spacing Condition

Plant Key 

As Shown Specimen4 2.5" cal.Emerald Queen Norway Maple / Acer platanoides 

As Shown5 2.5" cal.Hopa Crabapple / Malus sp. 'Hopa'

1,100 s.f. "Reveillle" Drought Tolerant Sod

Symbol

6' o.c. Full to Base5 #10Common Purple Lilac / Syringa vularis

Specimen

22' o.c. (min.)6 2.5" cal.Autumn Blaze Maple / Acer freemanii 'Autumn Blaze
(To match existing trees on adjacent property.)

Specimen

750 s.f. Gravel Area

150 s.f. Mulch Area

General Notes:
1.    Location of all trees shall be staked and approved by Landscape Architect prior to final installation.
2.    Exact placement and shape of planting beds shall be reviewed by Landscape Architect prior to final installation.
3.    Verify locations of all pertinent existing site improvements and utilities already installed prior to commencing planting work. If any
       part of the this plan cannot be implemented due to site conditions, contact the Landscape Architect for instructions prior to commencing work
4.    Four mil. steel edging shall be installed between all grass areas and planting beds.
5.    All planting beds shall receive small Pine Bark mulch.
6.    Grades shown in the landscape areas are finish grades, including 4" of topsoil in lawn areas and 8" of topsoil in planting areas.
7.    All sod and planting bed areas shall receive spray irrigation with 100% overlap. This system shall be automatic. 

Note: Locate all utilities prior to commencement of work.
Note: See Civil Engineer's plan for grading and drainage information.
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Root Ball Preparation:
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Grass Seed Mix:
Sod with drought tolerant Bluegrass mix:

"Reveille" by Gardner Turfgrass, Inc.
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TOWN OF CARBONDALE 
511 COLORADO AVENUE 
CARBONDALE, CO  81623 

Planning Commission Memorandum 

Meeting Date:  3-30-17 

TITLE:    Appointment for Planning and Zoning Commission 

SUBMITTING DEPARTMENT:   Planning Department 

ATTACHMENTS:  Applications:  

BACKGROUND 
There is one vacancy for an in-town seat on the Planning & Zoning Commission as Lauren 
Suhrbier moved out of the town limits.  Lauren was the 1st alternate.   

The open position was advertised in the Sopris Sun.  An application was submitted from 
Matthew Rubsamen for an appointment to the Commission.  Matthew shall be present at 
the March 16, 2017 meeting for an interview by the Planning Commission.   

RECOMMENDATION  
Staff recommends that the Planning Commission interview the candidate and form a 
recommendation to the Board on the appointment   

Prepared By: Janet Buck, Planning Director 
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