
Town of Carbondale 
511 Colorado Avenue 

Carbondale, CO 81623 
 
                                                            AGENDA 

PLANNING & ZONING COMMISSION 
THURSDAY, May 26, 2022 

7:00 P.M. Carbondale Town Hall & Via Zoom 
 
ATTENTION: All regular Carbondale Planning and Zoning Commission Meetings 
will be conducted in person and virtually via Zoom. If you wish to attend the meeting 
virtually, and you have a comment concerning one or more of the Agenda items, please 
email jleybourne@carbondaleco.net by 4:00 p.m. on May 26, 2022. If you would like to 
comment virtually during Persons Present Not on the Agenda please email 
jleybourne@carbondaleco.net with your full name and email address by 4:00 p.m. on  
May 26, 2022 

 
https://zoom.us/webinar/85643835584 

 
 

 
1. CALL TO ORDER 

 
2. ROLL CALL 

 
3. 7:00 p.m. – 7:05 p.m. 

Minutes of the May 12, 2022 meeting………….………………..…….............….... Attachment A 
 

4. 7:05 p.m. – 7:10 p.m. 
             Public Comment for Persons not on the agenda (See instructions below) 
 
       5.  7:10 p.m. – 7:15 p.m. 
            Resolution 4, Series of 2022 – 340 S. 2nd Street/ADU  
            Subdivision Exemption, Minor Site Plan Review, Conditional Use Permit, Variance-Attachment B 
     
       6.  7:15 p.m. – 7:30 p.m.  

PUBLIC HEARING – Condo Exemption ……………………….……….……….....Attachment C 
Applicant: Stepping Stones of the Roaring Fork Valley  
Location: 1150 Highway 133 

 
       7.  7:30 p.m. – 7:35 p.m. 
            Staff Update 
 
       8.  7:35 p.m. – 7:40 p.m.    
            Commissioner Comments 

 
       9.  7:40 p.m. – ADJOURN 
 
Upcoming P & Z Meetings: 
6-9-22 – Carbondale Center Place – Amendment 
6-23-22 – 2022 Comp Plan 
 
Please note all times are approx. 

mailto:jleybourne@carbondaleco.net
mailto:jleybourne@carbondaleco.net
https://zoom.us/webinar/85643835584
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MINUTES 

CARBONDALE PLANNING AND ZONING COMMISSION 
Thursday May 12, 2022 

 
Commissioners Present:                       Staff Present: 
Jay Engstrom, Chair                                Janet Buck, Planning Director        
Nicholas DiFrank, Vice-Chair                   Mary Sikes, Planning Assistant                                       
Kim Magee                                               Kay McDonald, Town Boards                                   
Jeff Davlyn                                        
Jarrett Mork 
Kade Gianinetti (1st Alternate) 
                                                                
Commissioners Absent: 
Elizabeth Cammack (2nd Alternate) 
Marina Skiles 
Nick Miscione 
                                                                                                                                                                
Other Persons Present  
None 
 
The meeting was called to order at 7:03 p.m. by Jay Engstrom.  
 
April 28, 2022 Minutes: 
Jarrett made a motion to approve the April 28, 2022 minutes. Jeff seconded the motion, 
and they were approved unanimously, with Jay abstaining. 
 
Public Comment – Persons Present Not on the Agenda 
There were no persons present to speak on a non-agenda item. 
 
Commission Discussion Work Session – Comp Plan Update 
 
Janet said that Cushing Terrell had been going through the public comments but 
needed direction from P&Z on some of the comments. The Commission discussed the 
following items:  
 
FUTURE LAND USE MAP 
 
Rename “Opportunity Area” to “Downtown North.”   
 
Rename “Auto Urban” to “Mixed-Commercial.”   
 
Do not extend New Urban up to Village Road to keep New Urban node at the 
intersection of Main Street and Highway 133.   
Keep the road extensions at Merrill (Industry Way) and at Weant/Lewies Lane and 
Highway 133.   
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IMPLEMENTATION MATRIX 
 
Put timeline legend in a footnote that appears on each page, so it is easy to reference 
as you go through each page.   
 
Remove red, yellow and green.  Instead, use the one, two and three dot system in the 
fifth column on the Implementation Matrix with one dot being a shorter timeframe and 
three dots a longer timeframe.  Make dots turquoise, green or blue.  Another option was 
put the actual timeline in the fifth column, i.e., Near-Term, Medium-Term, etc.   
 
On Page 61, have four categories as follows: 
 
 Ongoing – no recommendation on symbol was provided for this item 

Near-Term (0 to 3 years) – 1 dot 
 Medium-Term (0 to 6 years) – 2 dots 
 Long-Term (0 to 10 years) – 3 dots 
 
Some of the items noted as “Ongoing” are not ongoing and haven’t been started yet.  
Have Staff and CT go through and finetune the timelines in the fifth column.   
 
Once the Implementation Matrix is done, keep that document intact.  Then create a new 
document called “Timeline” or “Checklist” with the near-term action items lumped 
together, medium-term action items lump together, etc.   It would be a Timeline or 
Checklist that is behind the Implementation Matrix so a person can easily scan the list to 
see what needs to be done in the near term vs. a long-term.  Try to keep the Categories 
intact.  Put a column that allows you to add status of item. 
 
When CT releases the Draft Plan, Draft should go to the Planning Commission, public, 
website, etc., at the same time.  After giving P&Z at least two weeks to review, set up 
work session to discuss Draft Plan.  Invite the Board of Trustees.   
 
PUBLIC COMMENTS 
 
Roundabout and future extension of Merrill Avenue to Highway 133  
 
This has been a long-range plan over the last 20+ years. Need more east/west 
connections north of Main Street.   What is key is the design of the street connection.  
There is potential for the extension to work well if it is multi-modal and progressive with 
a creative design, i.e., integrate greenways.  Protect the trees and interweave into 
Downtown North.   Be sure it does not divide neighborhoods, i.e., Colorado Meadows 
from Downtown North.  Care must be taken where it crosses pedestrian connections, 
i.e., underpass.  Function has a business truck loop for the light industrial uses in the 
Downtown North area.  Put a note that the design of the connection is critical.  Add 
language into Downtown North designation description and into the Implementation 
Matrix for multi-modal.   
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Consider Extending New Urban north to Village Road. 
 
The New Urban designation was designed to create a node at the intersection of 
Highway 133 and Main Street to create a sense of arrival.  Extending the New Urban 
north would dilute that design.  Change Auto Urban to Mixed-Commercial. 
 
Turn former Little Blue Preschool into Park. 
 
Too detailed for Comp Plan; however, preservation of trees, open space and greenways 
along the Rio Grande Trail should be emphasized.  Put this language in Downtown 
North and Implementation Matrix. 
 
Have P&Z weigh in on Auto Urban on the FLUM 
 
Change “Auto Urban” to “Mixed-Commercial” to reflect the description of the area more 
accurately.  Make sure the Highway spectrum graphic from the 2013 also reflects the 
updated terminology.   
 
Worried about Industry Way Extension and  
Mixed feelings on the road cutting through Merrill Avenue (Two separate comments)  
 
See response regarding Roundabout and future extension of Merrill Avenue to Highway 
133 above. 
 
Staff Update 
 
Janet said that the Board approved the Lot 1 condominiumization of seven land units for 
Main Street Marketplace. She said that there was discussion of an easement verses 
dedication and that the Parks and Recreation Commission, recommended approval of 
the proposal for the park. 
 
Janet said that Luis Yllanes was appointed a Trustee and Erica Sparhawk was 
appointed the Mayor Pro Tem. 
 
Janet said that the Zone Text Amendment to amend the definition of Household Living 
was approved. 
 
Janet said that Cushing Terrell would be working on meshing the 2013 Comprehensive 
Plan with the 2021 Comprehensive Plan Update. She said that the final 2022 
Comprehensive Plan would be released sometime in June, with adoption hearings to 
follow. 
 
Janet stated that Carbondale Center Place would be coming before the Commission for 
the changes to their application.  
 
Janet said that the Jewish Deli at 1201 Main Street would be opening next week. 
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Commissioner Comments 
 
Kade noted that at the Board meeting that the language of the Short-Term Rental 
Moratorium Ordinance was brought up regarding the wording of owner instead of 
resident. 
 
Janet noted that Aspen’s caps for short term rentals was a percentage of all the 
residential housing. 
 
Nicholas said that he appreciated the Tree Board eliminating the requirement of hard 
copies for submittals. 
 
Motion to Adjourn 
 
A motion was made by Nicholas to adjourn, Jeff seconded the motion, and the meeting 
was adjourned at 8:39 p.m.   

 



 
 

RESOLUTION NO. 4 
SERIES OF 2022 

 
 

A RESOLUTION OF THE PLANNING AND ZONING COMMISSION OF THE TOWN 
OF CARBONDALE, COLORADO, APPROVING A SUBDIVISION EXEMPTION, 

MINOR SITE PLAN REVIEW, CONDITIONAL USE PERMIT AND VARIANCE FOR 
PROPERTY LOCATED IN THE TOWN OF CARBONDALE, COLORADO 

 
 WHEREAS, Laura Marie Bartels (“Applicant”) submitted an application for a 
Subdivision Exemption, Minor Site Plan Review and Conditional Use Permit for property 
located at 340 S. 2nd Street (Lot 2, Kiernan Subdivision Exemption), Carbondale, 
Colorado; 
 
 WHEREAS, the application specifically requested the following: 
 

1. A Subdivision Exemption to amend the Kiernan Subdivision Exemption Plat to 
vacate the plat notes related to Lot 2.   

 
2. Minor Site Plan Review and Conditional Use Permit in order to construct an 

Accessory Dwelling Unit (ADU) behind the existing single family home. 
 

3. Variance from UDC Section 4.4.4.A.8. to exceed the allowed square footage 
of an ADU to provide necessary wheelchair access and turning radius in the 
one-bedroom unit.   

 
WHEREAS, approval of the Subdivision Exemption would allow all future  

development to adhere to the Town’s Unified Development Code (UDC);  
 
WHEREAS, with the exception of the size of the ADU, the proposal is in  

compliance with the UDC and would not have an adverse effect on the character of the 
surrounding uses; 
   

WHEREAS, the variance to increase the size of the ADU is related to an 
exceptional circumstance; specifically, to provide ADA accessible housing for an elder 
family member with increasing physical needs;  

 
 WHEREAS, the Planning and Zoning Commission of the Town of Carbondale 
reviewed the application during a Public Hearing on April 28, 2022 and approved said 
application on the terms and conditions set forth below; 
 
 NOW, THEREFORE BE IT RESOLVED BY THE PLANNING AND ZONING 
COMMISSION OF THE TOWN OF CARBONDALE, COLORADO, that the Subdivision 
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Exemption, Minor Site Plan Review, and Variance is hereby approved, subject to the 
following conditions and findings: 
 
Conditions 
 

1. A Subdivision Exemption Plat shall be submitted to the Town for review and 
approval prior to recordation of the plat.   
 

2. Water rights for the ADU shall be due at the time of building permit.   
 

3. All other 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.  
 

Findings  
 
Subdivision Exemption 
 

1. The subject property is suitable for subdivision within the meaning of Chapter 
17.06 Subdivision.  
  

2. All public utilities are in place on, or immediately adjacent to, the subject 
property; 
 

3. Each lot has the necessary dedicated public access required by this code at the 
time of the subdivision exemption application; 

 
4. The subdivision plat shall comprise and describe not more than three lots and, 

unless the property to be subdivided is wholly owned by the Town or another 
federal, state, or local government entity, the entire parcel to be subdivided shall 
be no more than five acres in size; and 

 
5. The preparation of engineered design data and specifications is not needed to 

enable the commission to determine that the subject property meets the design 
specifications in Chapter 17.06: Subdivision.   
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Variance  
 

1. There is an exceptional circumstance related to the subject property; specifically, 
to provide ADA accessible housing for an elder family member with increasing 
physical needs;  

 
2. An exceptional, practical hardship to the applicant would occur if the provisions of 

this Code were literally enforced; specifically, a 504 sq. ft. ADU which complies 
with the UDC but would not allow wheelchair accessibility. 
 

3. The requested variance is the minimum variance that will afford relief and is the 
least modification possible of the provisions of this Code as demonstrated by the 
599 sq. ft. floor plan. 
 

4. The applicant did not create the hardship by their own actions as there is a need 
to provide family with a living space which is ADA accessible. 

 
5. The variance requested does not harm the public or injure the value of adjacent 

properties as the ADU is located at the rear of the primary residence; and  
 

6. The granting of the variance will be consistent with the spirit and purpose of the 
Code as it would allow a small housing unit near essential services for anyone, 
including people in need of accessible unit.   

 
Site Plan Review  
 

1. The site plan is consistent with the Comprehensive Plan.  The single family home 
is the predominant structure and accessory dwelling unit is located toward the 
rear of that structure.   

 
2. There are no previous planned unit developments, or any other precedent plan or 

land use approval associated with this property. 
 

3. The site plan complies with all applicable development and design standards set 
forth in this Code with the approved variance. 

 
4. Traffic generated by the proposed development will be adequately served by 

existing streets and alleys. 
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5. The proposal is in compliance with the UDC, and that the use would not have an 
adverse effect on the character of the surrounding uses.  The proposal 
adequately mitigates traffic impacts in the neighborhood and the impacts of the 
use are borne by the owners of the property.   

 
Conditional Use Permit 
 

1. The site, building(s), and use meet all criteria specified for the use and all 
applicable regulations and development standards as specified in this Code and 
for the zone district in which the use is located. 

 
2. The proposed use is consistent with the Comprehensive Plan, 

 
3. The site is in conformance with the zoning standards. 

 
4. The proposed use minimizes adverse impacts on the traffic in the neighborhood 

or surrounding uses. 
 

5. The proposed use is compatible with adjacent uses in terms of scale and site 
design as the ADU will be designed to have the same look and feel of the 
existing single family home.   

 
 

INTRODUCED, READ, AND PASSED THIS ____ day of __________, 2022 
 
 
      PLANNING AND ZONING COMMISSION OF  
      TOWN OF CARBONDALE 
  
  
 
     By: _____________________________________ 
      Jay Engstrom 

Chair  
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Planning and Zoning Commission Agenda Memorandum 

          
          

Meeting Date:  5/26/2022 
 
TITLE:   1150 Highway 133 Condominium Exception 
 
SUBMITTING DEPARTMENT:   Planning Department 
 
APPLICANT:  Stepping Stones of the Roaring Fork Valley  
 
OWNER:  Stepping Stones of the Roaring Fork Valley 
 
LOCATION:  1150 Highway 133  
 
Zoning:  Commercial Transitional (CT) 
 
ATTACHMENTS:    Condominium Application  
 
 
BACKGROUND 
 
This is an application to divide existing building into 2 commercial units. The Planning 
Commission is required to hold a public hearing and approve the application or deny it.  
The Commission may also continue the public hearing. The Commission will be 
reviewing the application through the Condominium Exemption process and standards. 
 
DISCUSSION 
The building was built in 2006 and currently houses the offices and programs provided 
by Stepping Stones of the Roaring Fork Valley.  The building and site plan have been 
confirmed to have been constructed per the submitted condo plat.  Each unit in the 
building is serviced by separate meters and shutoffs as required by the UDC and 
parking is also in compliance. 
Unit C1 is 977 square feet and Unit C2 is 5327 square feet in size for a total of 6304 
square feet.  
 
 

 



 
The building and associated improvements are in compliance with the UDC, specifically 
Section 2.6.6.D.  Condominium Exemptions. 
 
A Condo Exemption may be approved if it meets all of the below criteria per Section 
2.6.6.B Applicability as well as Section 2.6.6.D Condominium Exemptions. 
a. The subject property is suitable for subdivision within the meaning of Chapter 
17.06:Subdivision;  
b. All public utilities are in place on, or immediately adjacent to, the subject property;  
c. Each lot has the necessary dedicated public access required by this code at the time 
of the subdivision exemption application;  
d. The subdivision plat shall comprise and describe not more than three lots and, unless 
the property to be subdivided is wholly owned by the Town or another federal, state or 
local government entity, the entire parcel to be subdivided shall be no more than five 
acres in size; and  
e. The preparation of engineered design data and specifications is not needed to enable 
the Commission to determine that the subject property meets the design specifications 
in Chapter 17.06:Subdivision. 
FISCAL ANAYLSIS 
Approval of the condominiumization will allow one of the units to be individually 
transferred.  
 
RECOMMENDATION  
 
Staff recommends that the following motion be approved:  Move to approve the 1150 
Highway 133 Condominium Exemption Plat with the suggested conditions and 
findings below.   
 
Conditions:   
 

1. The condominium plat shall be in a form acceptable to and approved by Town 
Staff prior to recording.  The plat shall be recorded with the Garfield County Clerk 
and Recorder within ninety (90) days of the date of approval.  
 

2. The Applicant shall correct and re-record the Declaration of Covenants, 
Conditions, Restrictions and Easements that are recorded at Reception # 969546 
at the Garfield County Clerk and Recorder. 

 
3. All representations of the Applicant and Applicant’s representatives at the Public 

Hearing shall be considered conditions of approval. 
 



4. The Applicant shall be responsible for all recording costs and shall pay all fees 
associated with this application to the Town, including any professional fees, as 
set forth in Section 1.30.030 of the Municipal Code. 

 
 
Findings: 
 

The property is capable of accommodating structures devoted to the intended use of 
the land; is free from natural hazards such as flooding, falling rock, landslides and 
snowslides; is served by a street system providing safe and convenient access, and 
is provided with accessible utility installations; with all of the foregoing intended to 
promote the health, safety and welfare of the citizens of the town.  

 
 
Prepared By: John Leybourne 
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