
Town of Carbondale 
511 Colorado Avenue 

Carbondale, CO 81623 
 
                                                            AGENDA 

PLANNING & ZONING COMMISSION 
THURSDAY, September 30, 2021 

7:00 P.M. Virtual Meeting & In Town Hall*  
                                                   

1. CALL TO ORDER 
 

2. ROLL CALL 
 

3. 7:00 p.m. – 7:05 p.m. 
Minutes of the August 26, 2021 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. 
             Continue Public Hearing – 520 Mesa Verde Plat Amendment………………………Attachment B 
 
       6.  7:15 p.m. – 9:15 p.m. – Project Steering Committee (PSC) - Update to the Comprehensive  
            Plan – Cushing Terrell 
 
            Detailed Agenda ……………………….……………………………….….…………Attachment C 

• Meeting Purpose 
• Community Engagement Update 
• Previous Meeting Comments/Discussion 
• Draft Plan Framework + Goals 
• Future Land Use Map 
• Key Recommendations 
• Next Steps 

 
.       7. 9:15 p.m. – 9:25 p.m. 
             Election of Chair and Vice-Chair 
 
        8.  9:25 p.m. – 9:45 p.m. 

Interview Commission Candidates………………………………….………………..Attachment D 
 

        9.  9:45 p.m. – 9:50 p.m. 
              Staff Update 
 
       10.  9:50 p.m. – 9:55 p.m.    
              Commissioner Comments 

 
       11.  9:55 p.m. – ADJOURN 
 
Upcoming P & Z Meetings: 
10-14-21 -  520 Mesa Verde Plat  
10-14-21 – Comp Plan Update/CT Meeting #5 
11-18-21 – Comp Plan Update/CT Meeting #6 
 
*Please note all times are approx. 
 



 
ATTENTION: Due to the continuing threat of the spread of the COVID-19 Virus, all regular Carbondale  
P & Z Meetings will be conducted virtually AND in Town Hall.  If you have a comment concerning one or 
more of the Agenda items please email jleybourne@carbondaleco.net  by 4:00 pm on September 30, 2021.   
 
If you would like to comment during the meeting please email jleybourne@carbondaleco.net  with your full 
name and address by 4:00 pm on September 30, 2021.  You will receive instructions on joining the meeting 
online prior to 7:00 p.m.  Also, you may contact jleybourne@carbondaleco.net to get a phone number to 
listen to the meeting, however, you will be unable to make comments. 
 
Hi there, 
 
You are invited to a Zoom webinar. 
When: Sep 30, 2021 07:00 PM Mountain Time (US and Canada) 
Topic: 9-30-2021 Planning and Zoning Commision Meeting 
 
Please click the link below to join the webinar: 
https://us06web.zoom.us/j/88592077302?pwd=RHJYaE5oUk96MElTMzRwNEhaMFhPZz09 
Passcode: 028657 
Or One tap mobile :  
    US: +12532158782,,88592077302#,,,,*028657#  or +13462487799,,88592077302#,,,,*028657#  
Or Telephone: 
    Dial(for higher quality, dial a number based on your current location): 
        US: +1 253 215 8782  or +1 346 248 7799  or +1 669 900 6833  or +1 301 715 8592  or +1 312 626 
6799  or +1 929 436 2866  
Webinar ID: 885 9207 7302 
Passcode: 028657 
    International numbers available: https://us06web.zoom.us/u/kZX3p9FEZ 
 

mailto:jleybourne@carbondaleco.net
mailto:jleybourne@carbondaleco.net
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MINUTES 

CARBONDALE PLANNING AND ZONING COMMISSION 
Thursday August 26, 2021 

 
Commissioners Present:                       Staff Present: 
Jay Engstrom, Vice-Chair                        Janet Buck, Planning Director 
Nick Miscione                                           John Leybourne, Planner 
Jeff Davlyn                                                Mary Sikes, Planning Assistant 
Kim Magee (1st Alternate) 
Jarrett Mork (2nd Alternate) 
 
Commissioners Absent: 
Marina Skiles   
Nicholas DiFrank                                           
                                                                                                                                                                      
Other Persons Present Virtually  
None 
 
The meeting was called to order at 7:00 p.m. by Jay Engstrom  
 
August 12, 2021 Minutes: 
Nick made a motion to approve the August 12, 2021 minutes. Kim seconded the motion, 
and they were approved unanimously, with Jeff abstaining. 
 
Jay explained that we wouldn’t be receiving any public comments for Crystal River 
Outdoors. 
 
Janet further clarified that the request for a zone text amendment by Crystal River 
Outdoors has been withdrawn. She said that there is a formal letter of withdrawal so there 
will be no discussion on this item, and we will not be taking public comment.  
 
Public Comment – Persons Present Not on the Agenda 
There were no persons present to speak on a non-agenda item. 
 
Request for Consideration of a Zone Text Amendment to the UDC 
Crystal River Outdoors withdrew their request. 
 
Staff Update 
 
Janet stated that item #5 has been withdrawn by Crystal River Outdoors. 
 
Janet said that there have been many meetings in the last two weeks with Cushing 
Terrell (CT).  She said that we had our first Spanish speaking meeting on the evening of 
August 16 with CT, with the help of Kenia Pinela of Valley Settlement and five Spanish-
speaking leaders that she engaged for the event.  She said that we had a training with 
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CT on how to lead and facilitate a Comp Plan table. She said that we had about thirty 
people on the 16th and babysitting and food was provided. She said that there were 
about fourteen kids over in the Callaway Room and we were meeting in the community 
hall. She said that the introduction by CT was translated, with the balance of the 
meeting in Spanish. She said that after splitting up into tables there was a lot of dialog 
and then the team leaders reported back from what they heard from their community 
members. She said that we also heard back from the Spanish speaking youth towards 
the end of the meeting. She said that their comments were amazing referencing 
recreation and opportunities.  
 
Janet said that there were two charrettes on Downtown and Downtown North, which 
were held on Tuesday August 17, one in the morning and one in the afternoon. She 
said it was well attended with different groups at each of the charrettes. She said that 
she had invited Board and Commission members from the last twenty years, property 
owners and architects many via email. She said that CT was amazed at the number of 
participates but also the knowledge level that attended.  
 
Janet said that Tuesday night the 17th we had the same meeting that was held on 
Monday night for the Comp Plan update input, in English. She said that this meeting 
had about seventy people. She said that people were very passionate and that they had 
a lot of thoughts.  
 
Janet said that CT was on Zoom for the last Board meeting to give an update, which 
was valuable to keep the Board up to speed on what’s going on. She said that they 
went through a PowerPoint, which included a lot of their findings, results of the survey 
as well as from the community meetings. She said in addition, CT suggests changing up 
our little three-legged stool that we have in the current Comp Plan, which focuses on 
equity, environment and sustainability. She said that the Board liked what was being 
presented, with a few changes and suggestions.  
 
Janet said that CT will be back with the Commission on September 16 with draft policies 
based on what they heard. She said that CT brought up that sustainability and the 
Climate Action Plan is a target area. She said that CT commented that Carbondale is so 
progressive with the codes that we are on the cutting edge not only in Colorado but the 
western United States. She said a member of the Board noted that our citizens want us 
to do better so we will keep pushing.  
 
Janet said that the CT also stated that there is a lot of housing being built now that is 
the missing middle including rentals. She said that she spoke with the developer of 
1201 Main Street, which is fully leased. She said that he said that the new residents are 
almost entirely young professionals from the valley. She said that we are building a 
variety of rentals from Sopris Lodge to the apartment rentals.  
 
Jay said that he was impressed on how well it went on Tuesday night. He said that it 
was interesting on how each table had their own topic that they were pushing for. He 
said that he wanted to recognize how busy Staff has been with this Comp Plan Update, 
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especially with the item that was withdrawn for tonight. He said thank you for keeping it 
up and nice work.  
 
Janet asked if anyone had any questions. 
 
Kim asked about the Tuesday night Board meeting with CT, and she asked if they 
responded to what CT was suggesting. She said that she read in the paper that CT 
suggests three story buildings instead of a maximum building height of thirty-five feet in 
the historical core.  
 
Janet said that she had already voiced her reaction on that. She said that she did speak 
to Keith at CT about changing standards on heights.  
 
John stated that CT will be meeting with CHPC on September 2nd.  
 
Jay said that the Board meeting from Tuesday is on YouTube if anyone wants to catch 
up, which is what he was going to do.  
 
Janet said that the first building on Lot 1 of Main Street Marketplace got its CO 
yesterday, which is the first apartment building adjacent to City Market. She said she’ll 
find out if it is housing our locals. She said that with 1201 Main Street that they didn’t do 
any outside advertising, with the exception of the banner hanging near the building.  
 
Jeff asked for clarification for the lot where the lumberyard was planned.  
 
Janet said that the Town’s website has a Story Map, which she created with our map 
maker Nate, that shows what applications are going through the land use process.  
 
The Story Map was displayed for viewing.  
 
Jeff stated that he thought there was a banner that went up on the lumberyard property, 
which said Build to Suit.  
 
Nick said that he saw it as well.  
 
John said that it was on Lot 5C adjacent to the highway, which is not the same as the 
lumberyard lot.  
 
Further discussion ensued about this lot and the lumberyard that is in for building permit 
review.  
 
Janet said that the permit for the demolition of the Sopris Shopping Center is going to 
be starting very soon, which will be a center point of discussion from concerned citizens.  
 
Further discussion ensued regarding the new building going up on Dolores Way.  
 
John said that it has been very busy. 
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Mary said that the deadline was extended for the P&Z applications to September 1. 
 
Janet noted that we have two seats open and that we have two candidates currently.  
 
Further discussion ensued regarding out-of-town openings on the Commission. 
 
Commissioner Comments 
 
Jarrett said that he was glad that there was good turnout and that it sounds like it was 
really productive. 
  
Janet said one suggestion that was heard from the Spanish speaking group was “don’t 
ask for our input and then not tell us how it was used.” Because of that, she said that 
there will be two virtual meetings in October, with CT presenting the draft policies for the 
draft Comp Plan Update. She said that we will have one in Spanish and one in English. 
She said that it will be interesting in the next few months, with the timeline of ending in 
December.  
 
Janet said that it was intended to be a 8-9 month project.  
 
Motion to Adjourn 
A motion was made by Jarrett to adjourn, it was seconded by Jeff and the meeting was 
adjourned at 7:30 p.m.   

 



TOWN OF CARBONDALE 
511 COLORADO AVENUE 
CARBONDALE, CO  81623 

 
 

Planning and Zoning Commission 
Memorandum 

 
 

Item No:   
 
Attachment:    

Meeting Date:  9-30-2021 
 
TITLE:    520 Mesa Verde Request for Continuance.   
 
SUBMITTING DEPARTMENT:   Planning 
 
ATTACHMENTS:  N/A  
 
 
BACKGROUND: 
 
At the June 24th Planning and Zoning Commission Hearing, the Commission reviewed 
the application for a preliminary plat to subdivide an existing platted lot in Colorado 
Meadows Subdivision.   The Commission heard from Staff, the Applicant and opened 
the public comments portion of the hearing, receiving public comments, then closed the 
public comments portion of the meeting.   
 
After lengthy discussion, the Commission made a motion to direct Staff to draft conditions 
of approval and to continue the hearing to the July 15th meeting.  The motion passed with 
three yes votes and one no vote.  
 
At the at the July 15th Planning and Zoning Commission Hearing, the Commission 
reviewed the application for a preliminary plat to subdivide an existing platted lot in 
Colorado Meadows Subdivision.   The Commission heard from Staff, the Applicant but 
did not choose to reopen the public comment portion of the hearing.  After a motion for 
denial of the application failed with three no votes and two yes votes a motion was 
made to continue the application to the September 30th meeting so that the applicant 
can respond to the conditions of approval provided by Staff.  This motion passed 
unanimously.   
 
 
 

 



DISCUSSION  
 
Due to the timeline of the Comprehensive Plan Update being pushed to the September 
30th regular Planning and Zoning Commission meeting, Staff is requesting a continuance 
of the 520 Mesa Verde Application so that the Commission may focus on the 
Comprehensive Plan discussion scheduled for the meeting. Staff have reached out to the 
Applicant, and the Applicant agreed with staff’s request to continue the hearing to the 
October 14th Commission meeting.  
 
RECOMMENDATION  
 
Staff recommends the following motion:  Motion to continue the public hearing for a 
Preliminary/Final Plat for 520 Mesa Verde Avenue to October 14th, 2021.  
 
 
Prepared by:  
John Leybourne                                                           
          
 



 

 

Meeting Agenda   
Date:  September 16, 2021 

Project: Carbondale Comp Plan Update 

 

Location:  

 

Zoom Call  

Meeting: # 04 

Subject: PSC Mtg. #4: Draft Recommendations 

Attendees: P&Z Project Steering Committee (PSC) 

Consultant Team (Cushing Terrell)    

 

 
SCHEDULE    
 Current Meeting: Draft Recommendations   
 Next Meeting:  PSC Mtg. #5: Draft Implementation Strategies: Oct. 14, 2021  
 

 

 ITEM     LEAD   DURATION   

1.01  Meeting Purpose    All    7:05pm   
      
1.02  Community Engagement Update CT   7:05pm – 7:15pm   

▪ Trustee’s Update 
▪ Next Steps 

 
1.03  Previous Mtg. Comments / Discussion All    7:15pm – 7:25pm 

▪ Mobility + Access 
▪ Climate Action Plan 

 
1.04   Draft Plan Framework + Goals  CT   7:25pm – 7:35pm 
 
1.05  Future Land Use Map    CT   7:35pm - 7:55pm 

 
1.06  Key Recommendations   CT   7:55pm -8:40pm 

▪ Draft Policy Considerations  
 
1.07  Next Steps    CT   8:40pm - 8:50pm 

▪ Community Engagement 
▪ Draft Implementation Strategies’ 

 



 

cushingterrell.com 

  MEMORANDUM 

Date: September 24, 2021 

To: Town of Carbondale 

From: Cushing Terrell 

RE: 

Notes from Climate Event  

For Documentation Purposes 

 

• Discussion of Climate Plan vs Comp Plan 

• Today the community is checking in at eight- year mark of the 2013 Comp Plan  

• Comp Plan and UDC 

• These plans state “Grow in vs out”, “Density and infill vs sprawl” but need measurable things to do to 

accomplish that 

• Important to note it’s not a “no growth” policy 

Comp Plan  

• Sense of urgency around Climate Change is greater than it was in 2013 

• High Level direction on how important climate policies and resiliency are to town directly into the 

comp plan and not just the CAP 

Chair of Environmental Board 

● Now at a critical time 

● Comp Plan will guide Town into the future  

● Think about action oriented ideas 

● Climate crisis is most pressing issue facing town 

● How growth impacts climate change 

● How can we be more resilient 

● Seeing impacts more today than 8yrs ago (massive drought) 
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Part 2 - Shared Knowledge of What’s Been Accomplished to Date 

 

How we’re doing by the numbers (Zach, CLEER) 

● 2009 to 2019 reduction in metric tons CO2e is about 26% 

 

 

Energy Supply, Katharine, CLEER 

 

● Expand RE opportunities to low income families 

● Adoption of a code road map  

● Pursue a Zero Energy District 

● Convert existing buildings to NZC 

○ requires access to low cost financing to cover expensive transition from gas 

 

● Work at a regional level 

● Town is active member of CC4CA 

 

● Three County Solar and Storage Study (Garfield, Pitkin, Eagle) 

○ How much energy are we using in our region? 

○ Conducted regional energy inventory 

○ Some energy already provided by renewable (mostly wind) 

○ Less than 1% of regional electricity use is provided by local RE 

○ What is regional potential for community scale solar+storage 

○ Developed map (with constraints) 

○ Technical potential to increase  

● Regional Energy Inventory study showed that Town needs to develop regionally to increase from 1% 

to 23% renewables for regional electric supply 

 

 

Community Climate Goals - Buildings  

 

● Review history of past 20 yrs 

○ By 2030 = 50% decrease 
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● Mandatory renewables for residential 

● New Buildings 

○ Mandatory renewables - Electrification  

○ Path to NZE by 2030 for Commercial   

○ Have not addressed existing   

○ New buildings are low hanging fruit 

 

● 10% renewables for commercial 

● Recommendation from Trustees = move to 25% this year 

● Achieve 100% renewable by 2030 

 

● Performance contracting 

● Plan from State to retrofit municipal buildings; data shows progress from that work 

● Energy management for schools 

● Third street center is good example of progress  

 

● Opportunities  

○ Need mandates for existing buildings 

 

● Barriers 

○ Financial 

○ Emerging technologies (ex heat pumps) 

○ Workforce (trained, retrained) 

 

Transportation 

David Johnson, Stefan Johnson, Jason White 

● In 2018, Transportation became largest source of GHG, nationally 

● Last inventory = 45% of GHG for Carbondale 

● Accelerate adoption of zero emission vehicles 

● Reduce vehicle miles traveled, improve multi-modal access 

 

● Transition to Electric Vehicles 

○ Charging infrastructure is challenge but Carbondale is leader in this area 

○ 9 stations, 18 plugs currently available 
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● Opportunities 

○ New rebates from Excel Energy  

○ 110 Million towards adoption of EV’s in State of CO (for chargers 

○ EV ready building code; prepare for high adoption rates of EV in future 

 

Vehicles  

● 390 total EV’s registered in Garfield County (increased due to education/outreach/partnerships with 

dealers) 

● Next year, CO will have a ZEV mandate - need to prepare now for future 

 

RFTA (busses) 

● Roaring Fork Transit Authority 

○ 2nd largest transit agency in the State 

● Main strengths = good service; encourages use 

● Exploring additions of Electric busses (following addition of electrification opportunities) 

● RFTA offers bikes to/from transit 

 

Evergreen Zero Waste 

Alyssa Reindel 

● Existing Waste recommendations in comp plan 

○ Lead by example 

○ most actions have been incorporated 

○ Events on town property encouraged to be zero waste 

○ Thisha McBride holds new admin position for Town to assist with recycling opportunities; has 

been very effective/positive 

● Recycling rate for town is 25% 

● State average is just under 16% 

● Curbside compost available for homes/business 

 

● Increase salvage and reuse of construction - currently limited to local opportunities 

● Following IgCC (requiring 50% diversion rate) 

○ Don’t have easy access diversion opportunities for C&D waste 

○ Considering if they should reduce to more manageable percentage (reduce to 25%?) 

● Article today addressing opportunity for potential local gypsum recycling 
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Water / VCAPS 

Kevin Schorzman, Public Works Director and (interim town manager?) 

● Process that Town Staff went through in 2018 

● VCAPS exercise water supply in context of drought and climate change 

● Potential actions  

○ Public education  

○ Less water intensive landscape 

○ Smart irrigation  

○ Increasing resilience of potable water supply  

 

● Energy use at holy cross territory is not perfect but improving  

● Waste water treatment plant is one of highest energy uses in town (incorporate renewables? 

storage?) 

● Nettle creek hydro project 

○ Use head pressure to generate electricity  

○ Project should be done early next year 

 

● Water - upgrading pumps; can have impact 

● Have increased capacity at roaring fork water treatment plant as resilience strategy  

● Planning wells for resiliency and redundancy 

 

● Pump Back system on Nettle Creek line up to treatment plant 

● Customers in 2009 were at risk of being shut off 

 

● Opportunities 

○ What should our landscapes look like in Town - not just public but private too 

● Barriers 

○ Public perception of what landscape should look like based on historical precedent 

○ Water rights laws in CO 

 

Food / Agriculture 

Genevieve Villamizar 

Agriculture / Husbandry / Food 
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● Purchase / promote local foods/products 

● Increase production of locally grown food and products / services 

 

● Most goals focused on CONSUMPTION 

● Farmers really need support to resources, land, and infrastructure 

 

● Roaring Fork Food Alliance 

● Food Hub Assessment (infrastructure needed) 

 

● 2016 Carbondale became creative district 

● Roaring Fork Farm Map (for tourists / locals) 

 

● How do people gain access to growing food on town lands? 

● Water crisis is challenge 

 

Trees / Vegetation 

Dan Bullock 

● Tree advocacy group created by Town via Ordinance 

○ 500 trees planted in public right of way 

○ Review plans for public, parks, commercial properties; not residential  

○ Water is biggest challenge/problem 

○ Trees in Carbondale need to be watered; in not, don’t thrive 

○ For trees being planted, evaluating what will the effect be in 50-100 years? 

○ Recommended street tree list (have found to be successful) 

 

● Town is committed to trees 

○ Publics Works has 2 arborists on staff; condition/maintenance of trees has drastically 

improved over past 10 years 

○ Town is committed to urban forest 

● Planting in a sage brush environment 

 

● Water is the BIGGEST Challenge 

○ Need the right tree in the right place 
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● It’s a long range plan. In 50-60 years from now what the tree rise will look like? 

● Strong budget and staff to support trees 

 

Input / Breakout Sessions 

 Participants asked to share: 

● What is your vision? 

● Goals - what should be done beyond where we are now? 

● Strategies and Actions 

 

Sticky notes will be transcribed by CLEER and provided to Cushing Terrell for Comp Plan Update  

 

Jamboard session opening for Virtual participants 

https://jamboard.google.com/d/1EuGrfjk-u84QZ6ma8Ce9uo11GxhAXHN54RSPCBBw1nw/viewer?f=0 

 

 

Closing Event 

Poem video from Poet Laureate, Amanda Gorman  

“Earthrise” 

https://www.youtube.com/watch?v=xwOvBv8RLmo 

 

 

 

 

 

https://jamboard.google.com/d/1EuGrfjk-u84QZ6ma8Ce9uo11GxhAXHN54RSPCBBw1nw/viewer?f=0
https://www.youtube.com/watch?v=xwOvBv8RLmo


Carbondale Comprehensive Plan Update 
Key Recommendations DRAFT  

9/30/2021
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Purpose

The following draft Recommendations memorandum 
is provided to the Town of Carbondale and Project 
Steering Committee for review and input.  The 
draft Recommendations are a required deliverable 
as part of the Carbondale Comprehensive Plan 
Update (Update). The draft Recommendations have 
been developed based on input received from 
the community, community-based subject matter 
experts, focus group discussions and Town staff.

The Draft Recommendations are organized around 
the Town of Carbondale Comprehensive Plan 
Update ‘Supplement’ key focus areas. These focus 
areas were defined by the Town of Carbondale 
as high priority areas for the Comprehensive Plan 
Update process. As the community outreach process 
continue to advance, several other topics have been 
identified by community members. These items have 
also been noted in this memorandum. 

This Draft Recommendations memorandum 
addresses the following Plan elements:

	 Community Plan Framework
		  Vision + Goals
		  Objectives 
	 Future Land Use Map (FLUM
	 Downtown
	 Downtown North
	 High Density Residential Areas
	 Climate Action Plan
	 Multi-Modal Access + Circulation
	 Aging in the Community
	 Other Items
		  Historic Preservation
		  Highway 133/Gateways	
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Existing Conditions 
Summary 
The consultant team provided an overview Existing 
Conditions Summary Memorandum on September 3, 
2021. The Existing Conditions Summary provides an 
overview of existing conditions, plans and programs 
that may inform this current Key Recommendations 
deliverable. The Existing Conditions Memorandum 
will be available on the project website:  
https://carbondalekaleidoscope.org/chart-carbondale

Key Observations for Recommendations 
(as defined throughout the Plan process) 
•	 The current (2013 Comp Plan) FLUM classifies areas 

into neighborhood typologies rather than a conven-
tional land use vision as would normally be provid-
ed in a Future Land Use Map. The current proposed 
FLUM provides clearer land use designations and 
reflect the vision for areas of stability and areas that 
may change based on input received.

•	 Community input has alluded that Carbondale’s 
increasing desirability has attracted an increasing 
amount of new people and an uptick in devel-
opment has been the result. Even with increased 
demand, recently completed and proposed proj-
ects have or will meet most of the 10-year growth 
projection estimates.

•	 Housing diversity is desired, and efforts must be 
made to supply units for the “missing middle” and 
elderly adults, young families, or the single working 
individual.

•	 The Downtown has not seen the type of growth and 
development that has been anticipated. Several 
reasons may contribute to the lack of development, 
such as property owner preferences to develop or 
not, market conditions, financing, or zoning regu-
lations. As a result of the lack luster development 
activity, the downtown may be impacted.

•	 Vacant parcels in core areas (downtown down 
north and high-density residential areas) have not 
seen desired development since the previous Comp 
Plan.

•	 The community risks losing significant jobs and/or 
diverse employment sectors with potential redevel-
opment.

•	 The current land use framework allows for areas of 
potential incompatibility in transitional residential 
areas where two unlike land use densities abut.

•	 The Climate Energy Action Plan would benefit 
from interim targets to demonstrate how the Town 
may work toward achieving 202 goals of a 50% 
reduction in CO2 emissions, with clear direction to 
accountable parties and implementation. 

•	 A Transportation Master Plan is needed to fully 
understand and identify mobility network challeng-
es and opportunities on a community and regional 
scale.

•	 Efforts to create a multi-modal 8th Street corridor 
created momentum to establish a multi-modal 
mobility network through the community, however a 
better model more replicable is needed to establish 
an engagement and implementation process. 

•	 Due to physical barriers like Highway 133, areas of 
town are not fully connected with safe, accessible 
facilities designed to accommodate all ages and 
abilities.

•	 With the proposed goal framework, and due to 
changing conditions and completed items, the 
2013 Comp Plan Implementation Matrix and asso-
ciated measures and strategies requires review and 
updating.

https://carbondalekaleidoscope.org/chart-carbondale


4 | Carbondale Comprehensive Plan Update Key Recommendations

D
R A

F T

At the August 12th Project Steering Committee 
Meeting, the consultant team presented a proposed 
Community Plan Framework that emphasizes and 
new Comprehensive Plan organizing structure. The 
new structure of CLIMATE, RESILIENCY and EQUITY 
will serve as an essential framework in support of 
the Town of Carbondale’s long-term Vision for a 
Sustainable Future.  The Vision for a Sustainable 
Future ensures that future generations will be able 
to enjoy the same quality of life and benefits that the 
current community enjoys today. 

At the August 12th PSC meeting, participants 
expressed support for the new Community 
Framework.  On August 24th, the consultant team 
provided an update to the Board of Trustees on the 
Comp Plan Update process.  Among other items, the 
proposed Community Framework was presented and 
discussed. In general, the Board members present 
were supportive of the new proposed Comp Plan 
Framework structure.  

As part of the Board discussion, comments were 
noted regarding the need to clarify the definition of 
‘Resiliency’ and whether the concept of ‘Equity’ may 
be considered as a current popular topic and if the 
concept would withstand the longer test of time.        
As proposed, the following Framework shall serve to 
inform the Town of Carbondale Comprehensive Plan 
Update:  

Community Plan 
Framework

CLIMATE	  
INTENT
The natural environment, resources, and climate 
shall be viewed and understood at multiple 
scales to include neighborhoods, the community, 
region, and global perspectives.  

RESILIENCY   
INTENT
Community resiliency is influenced by multiple 
variables and include a; environment, fiscal and 
economic sustainability and the health and well-
being of all community members. (This does not 
appear to define resiliency.)

EQUITY   
INTENT
The community values, aspirations, lifestyles, 
preferences, and social/civic capacity shall be 
representative of ALL residents and shall serve as 
an overarching guiding principle. 
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Definitions 

Climate Protection describes actions to 
eliminate greenhouse gas emissions and reduce 
global warming. Targeted strategies identified in the 
2017 Climate and Energy Action Plan include:

	 -   Increasing Building Efficiency
	 -   Decarbonizing Transportation
	 -   Renewable Energy and Storage
	 -   Reducing and Recycling Waste
	 -   Local and Sustainable Food
	 -   Water Conservation & Reuse

Resilience is defined as the capacity to adapt 
to changing conditions and to maintain or regain 
functionality and vitality in the face of stress or 
disturbance.  It is the capacity to bounce back after 
a disturbance or interruption. Resilient design is 
the intentional design of buildings, landscapes, 
communities, and regions in response to 
vulnerabilities.

Equity describes a state that is achieved when all 
people have full and equal access to opportunities 
that enable them to attain their full potential. The 
determinants of Equity include the social, economic, 
geographic, political, and built environment 
conditions in which people live and work that lead to 
the creation of a fair and just society.
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Draft Vision
The following Mission Statement is taken from the 
Town of Carbondale 2021 Budget.  The consult ant 
team is requesting that the PSC consider adopting 
and/or the Mission Statement below as part of the 
Comp Plan Update.

‘To maintain and enhance an 
environmentally sensitive, 

culturally diverse, family 
oriented small town, with 

town government providing 
quality service to the 

Carbondale community.’

Source: Town of Carbondale Strategic Plan; 2021 
Budget.
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Draft Goals
The following Draft Goals have been adapted based 
on the previous 2013 Comprehensive Plan and input 
received as part of the current Comprehensive Plan 
Update process. The goal statements are informed 
by the Community Plan Framework note above. The 
Draft statements require further review and input 
from PSC. 

Goal #1: Embrace Carbondale’s small-town 
character   

Goal #2: Promote economic growth, diversification, 
and self-sufficiency 

Goal #3: Address housing affordability and diversity  

Goal #4: Ensure long-term, sustainable infrastructure 
systems to meet community growth projections 

Goal #5: Promote universal access, and active 
mobility and multi-modal options in the community 

Goal #6: Celebrate the natural resources and 
ecological values of the region 

Goal #7: Prioritize social equity, health and well-
being, creativity, and education in the community

Goal #8: Ensure the long-term fiscal health of the 
community

Goal #9: Guarantee high quality, responsive 
governance
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Objectives
Unless otherwise noted, the following draft 
Objectives are taken directly from the 2013 Comp 
Plan. Newly introduced ‘Objective’ statement are 
noted in italics.  Each Objective statement will require 
further review and editing as required. 

The intent is that each goal statement above will be 
accompanied by a series of measurable ‘objective’ 
statements. The Goals and Objectives will be further 
refined as part of the Draft Comp Plan Update 
Supplement to be provided to the PSC in November 
2021. 

GOAL #1:
Embrace Carbondale’s small-town 
character   
Objective 1.1:	 Support the existence of an ethnically 
and culturally diverse community.

Objective 1.2:	 Preserve and enhance access to the 
local decision-making process. 

Objective 1.3: 	 Protect the physical and natural 
environment. 

Objective 1.4	 Maintain the diversity of population 
in Carbondale that make the Town the quality 
progressive place that it is. 

Objective 1.5:	 Maintain and/or create a diversity of 
housing types through land use codes and planning 
goals. 

Objective 1.6:	 Broaden and enhance recreational 
opportunities and facilities in the community. 

Objective 1.7:	 Maintain the importance of the 
individual in the community and the ability of the 
individual to make a difference.

Objective 1.8:	 Facilitate and enhance the 
opportunity for people to work together and 
preserve community networking systems. 

Objective 1.9:	 Maintain and promote a high level of 
community volunteerism.

Objective 1.10: Ensure the Highway 133 corridor is 
visually attractive.

GOAL #2:
Promote economic growth, 
diversification, and self-sufficiency 
Objective 2.1: Build from Carbondale’s economic 
strengths to cultivate a unique role in the regional 
economy. 

Objective 2.2: Capture more local spending. 

Objective 2.3: Facilitate business development with 
growth and development processes, standards and 
decisions that are clear, predictable, fair, consistent, 
timely and cost-effective. 

Objective 2.4: Support the enhancement of local 
food production systems (i.e., growing, processing, 
marketing, and consumption).

GOAL #3:
Prioritize housing affordability and 
diversity 
Objective 3.1: Promote the development of diversity 
of housing types providing for residents with different 
economic and housing needs and giving employees 
the opportunity to live afford ably close to where they 
work.

Objective 3.2: Establish an affordable housing policy 
(this a new proposed objective)
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GOAL #4: 
Ensure long-term, sustainable 
infrastructure systems to meet 
community growth projections
Objective 4.1: Support the development and 
maintenance of infrastructure necessary for a 
sustainable local economy. 

GOAL #5:
Promote universal access, and active 
mobility and multi-modal options in the 
community
Objective 5.1:	 Develop a Transportation Master 
Plan (TMP) for the Town of Carbondale. (this a new 
proposed objective)

Objective 5.2:	 Establish policy guidance to address 
universal and equitable transportation access for all 
community members. (this a new proposed objective)

Objective 5.3: 	 Conduct a bicycle and pedestrian 
facility inventory and identify missing gaps in the 
Town. Build off the 2019 High Priority Bicycle and 
Pedestrian Corridors Map and modify with additional 
high priority corridors. [this a new proposed 
objective]

Objective 5.4: Support local businesses to provide 
more opportunities and convenience to shop in 
Carbondale and help reduce the need to drive.

Objectives 5.5: Implement programmatic and 
infrastructure strategies to reduce the need to drive a 
single occupancy vehicle.

Objective 5.6: Conduct a parking study to 
understand parking utilization and need for 
additional marketing of parking locations or 
additional parking supply.

GOAL #6:
Celebrate the natural resources and 
ecological values of the region 
Objective 6.1: Reduce the demand for energy and 
produce energy locally. 

Objective 6.2: Embrace the river corridors by 
preserving them and making them more accessible 
for recreation. 

Objective 6.3: Improve watershed health and water 
quality.

Objective 6.4: Preserve and protect views, trails, 
rivers, and other natural assets that make Carbondale 
a great place.

GOAL #7: 
Prioritize social equity, health and well-
being, creativity, and education in the 
community 
Objective 7.1: Retain Carbondale’s real town feel that 
fosters individuality, diversity, and respect for one 
another. 

Objective 7.2: Embrace Carbondale as a welcoming 
and caring place to everyone regardless of economic 
circumstances or appearances. 

Objective 7.3: Promote schools and community 
centers as places that are well supported and help 
bring us together and retain a family-oriented 
community. 

Objective 7.4: Support community arts and 
culture and special events that inspire civic pride, 
volunteerism, and unity.
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Objective 7.5: Promote opportunities for the youth 
of Carbondale to have fun in town during all seasons 
through festivals and celebrations, a wide variety of 
year-round indoor and outdoor activities for young 
people to gather and hang-out in town will make 
Carbondale a fun and healthy place to grow-up.

Objective 7.6: Support the community to prosper, 
grow and change just enough to keep it interesting, 
but not so much that it is no longer a safe, friendly, 
and familiar small town. 

Objective 7.7: Maintain Carbondale as a viable and 
affordable location for young people to build their 
lives and their careers. 

Objective 7.8: Recognize the benefit of great 
schools. 

GOAL #8: 
Ensure the long-term fiscal health of the 
community
Objective 8.1: Align fiscal policies and levels of 
service with future land use strategies. 

Objective 8.2: Diversify town revenues. 

GOAL #9: 
Guarantee high quality, responsive 
governance 
Objective 9.1: Communication across the community 
will be effective, issues will be debated openly, and 
citizens will be confident in a responsive and decisive 
town government. 

Objective 9.2: Town officials and residents will 
respect the importance of private property rights and 
respect the applicable provisions of the Colorado 
and United States Constitutions. 

Objective 9.3: Community members will engage 
in productive partnerships with other organizations 
and governments to achieve our goals because we 
recognize that the whole is greater than the sum of 
the parts.

Objective 9.4: Create / refine development review 
standards and policies that are predictable and 
manageable. (this a new proposed objective)

Objective 9.5: Ensure timely project development 
reviews. (this a new proposed objective)
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Future Land Use Map 
(FLUM)  
The draft Recommendations will be further evaluated 
based on the proposed Future Land Use Map (FLUM) 
as part of this Plan Update effort. The FLUM illustrates 
proposed land use designations within the Town of 
Carbondale.  See attached FLUM exhibit and Land 
Use definitions.  

In addition to the FLUM and land use definitions, 
a summary is provided to highlight key map 
amendments from the 2013 Future Land Use Map to 
the current proposed FLUM. The key modifications 
include: 

•	 Redefinition of some Land Use categories relevant 
to the Focus Areas of this Update

•	 Clarification of types of uses allowed per each Land 
Use designation

•	 Clarification of ‘Transition Areas’
•	 Key Multi-modal Connections
•	 Garfield County in holdings and type of future Land 

Uses anticipated for these areas   

Once the proposed updated FLUM is approved as 
a part of the Comprehensive Plan Update, the Town 
Planning Department staff may be required to modify 
the Town’s Unified Development Code (UDC) and 
zone classifications as necessary. This follow-up 
update is not a part of the current Comp Plan Update 
process. 
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Overview
The Downtown includes the core historic area along 
Main Street and several commercial or mixed-use 
blocks on either side which are zoned as the Historic 
Commercial Core district. The 2013 Comprehensive 
Plan and the 2016 Unified Development Code 
update have envisioned the HCC zone as a mixed-
use hub of activity with small local businesses, 
food and beverage establishments, entertainment 
destinations and a diverse mix of housing. The 2013 
Comprehensive Plan states redevelopment should 
balance the preservation of historic buildings with 
new buildings that offer variety in architectural design 
while staying within the scale of the historic urban 
fabric with heights up to three floors. Ground floor 
non-residential uses are required in the HCC zone. 
Parking is required for residential, and lodging uses 
but not non-residential uses.

An estimated four acres of land in the HCC 
zone are vacant or undeveloped land. Despite 
several proposals in recent years, the Downtown 
has not seen significant development. Several 
redevelopment projects are in planning stages. 
As a targeted area of this update, the Project Team 
held several meetings with groups, individual 
stakeholders or organizations holding an interest 
in the Downtown including downtown business 
owners, downtown property owners, the Town’s 
Historic Preservation Commission, and developers. 
In addition, two charrettes were held to discuss 
the state of development and design standards in 
the HCC district to understand what factors affect a 
project’s constructability.
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Key Issues
•	 Many projects have been proposed within the 

HCC zone but - despite vacant land - nothing 
has been proven constructible for a variety of 
reasons including ownership, the marketplace, 
property size and position and development 
standards.

•	 A preservation legacy has successfully protected 
the Downtown’s community and architectural 
character, but tradeoffs may exist between 
small, historically scaled design and marketable 
redevelopment projects.

•	 Community sentiment stated Downtown vitality 
may be affected if additional commercial is 
developed in peripheral areas.  

Key Recommendations
•	 Redevelopment should meet the broader 

growth strategy as defined by the 
Comprehensive Plan Update recognizing 
that the community desire is to direct future 
development toward key concentrated 
areas, and vacant or underutilized parcels in 
Downtown North area. 

•	 Promote a diverse mix of lot types and housing 
unit types that includes commercial, residential 
multi-family and market and affordable housing 
in the downtown. Residential unit types should 
include rental and home ownership units, 
ground level and possible upper-level stacked 
flats that are intended to support increase 
density and a variety of multi-generational 
populations and needs, such as those who 
are experiencing disabilities and aging in 
community. A diversity in housing types should 
balance market rate rental and ownership units 
and affordable and attainable housing units.  

Land Use Development Code Amendments
•	 Provide flexibility in parking requirements

•	 Provide a parking credit (e.g., up to 20% 
reduction of parking) for projects located 
adjacent to public transit service

•	 Provide a credit of on-street parking to 
support project related retail uses and 
event parking requirements. On-street 
parking must be located adjacent to the 
project site.  

•	 Support an amendment to the Town’s 
Unified Development Code to adjust 
parking standards for the HCC and 
selected mixed-use districts that require a 
minimum of 1.5 parking space per resident 
unit. Eliminate the standard to require 
parking based on number of bedrooms.

•	 Amend the ground floor retail use standards to 
acknowledge more flexible design solutions 
intended to address ground level activation in 
certain areas in the HCC.  

•	 Consider eliminating the 14-foot height 
requirement and increase allowed building 
height to an acceptable height (i.e., 38 feet) to 
allow higher ceilings.

•	 Amend the building height metrics to move 
from maximum building height (35’) to 
maximum number of stories (i.e., max. three 
or four stories).

•	 Acknowledge that on-street parking within 
a block area of a development site may 
contribute to parking demand for residential 
uses.  

•	 Consider a centralized shared parking 
approach to create efficiency between day-
use retail and employment uses and night-time 
residential uses, if feasible.

•	 Consider creating a tiered frontage design 
requirement for the HCC zone to include a 
multiple frontage types that allow for certain 
unit types on the ground floor, e.g. live/work 
units where the HCC zone transitions into 
residential land uses.
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•	 Seek travel demand strategies to reduce 
parking demands to compliment the mixed-
use neighborhood form.

Sustainable Development Strategies 
•	 Leverage Holy Cross and Xcel service territory 

for maximizing on-site electric and renewable 
infrastructure. 

•	 Consider adopting Low Impact Development 
site strategies intended to address 
environmental impacts associated with on-site 
stormwater management and water quality 
strategies, such as bio-retention, impervious 
surface materials and use of drought tolerant 
plant materials.   

•	 Establish project performance strategies 
to define interim sustainable development 
targets and measures (i.e., energy 
consumption and carbon reduction, water, 
construction waste recycling, trip reduction, 
equity, etc.). Define specific measurable 
targets to account for incremental efforts 
to achieve overall Co2 emission reduction 
targets - i.e. the Town’s long-range goal is 
50% reduction in CO2 emission by 2030.  
This measure is intended to establish how 
the Town will monitor and be accountable 
for, how the community will work toward this 
target. There is no quantitative means to do so 
now.  

Site Amenities 
•	 Consider the adjacent open spaces and 

amenities and the multimodal trails the Nature 
Park, Promenade, and Main St when planning 
for pedestrian and bicycle access and parking 
needs.

Existing Future Land Use Definition for Plan 
“Downtown North is currently occupied by several 
light industrial oriented businesses. As Carbondale 
evolves, this location adjacent to the Historic 
Commercial Core with larger parcels is a prime 
location for redevelopment complementary to 
downtown.  

This designation focuses on the future of 
redeveloping this property as an extension of the 
traditional town form, scale, and mixture of uses.  The 
intent is to add to and support the critical elements 
of the downtown. These include restaurants, retail, 
offices, arts, non-profits, conference center/hotel, 
medical facility, a broad mix of residential unit 
types, and education facilities.  Transit-oriented 
development is envisioned for this area.  Vehicle and 
pedestrian connectivity are essential.  If Downtown 
North redevelops as described in this designation, 
light industrial shall be transitioned to the Highway 
133 corridor and other light industrial areas.

Overview 
The Downtown North property has been the subject 
of several community outreach events throughout 
the Comp Plan Update process. The consultant has 
included key questions about this property during 
open house events and as part of community surveys. 
In addition, the consultant team met with various 
community experts as architects, developers (not 
associated with the property), property owners in 
and around the downtown to discuss the future of the 
Downtown North area. 

The consultant team also met with the owners / 
developer and the design team representatives of 
the Downtown North property and other interested 
parties as a part of an open design charette process 
to address the future of this area of town.  

Downtown North Focus Area 
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The question was asked; what do you envision the 
future of Downtown North to be, what types of uses 
represent the highest and best use scenario, and 
what type of urban form and amenities do you think 
are appropriate for this 12-acre site?

When asked by the public, what type of future uses 
do you envision for this important property, the input 
ranged from small-scale neighborhood commercial 
to retaining the existing commercial / industrial uses 
and the jobs that the currently supported now at this 
site. Some people felt that the current uses (and jobs, 
and particularly the diversity in creative-oriented 
jobs) are important to the Carbondale economy and 
spirit. Others felt that the area could transition to 
help address other Town priorities as housing supply, 
and housing affordability and diversity. Comments 
were made that; if the current uses and jobs were to 

go away, where in Town could this type of use go? 
Anecdotal comments stated that the Town’s creative 
maker’s industry housed in these places that naturally 
emerged is beginning to decline due to a lack of 
affordable housing and artists/makers being priced 
out of workshop space.

Considering the input, and the overall community 
priorities of housing diversity, climate, resiliency, and 
small-town character in Carbondale, the consultant 
team recommends that the Downtown North site 
work to create a balance of housing diversity and 
job creation as part of a new neighborhood mixed 
use redevelopment for this property. The Future 
Land Use Map (FLUM) would be modified to reflect 
an emphasis on a mix of residential, neighborhood 
retail, office, and light commercial uses. 
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The site should support flexible building 
typologies designed to accommodate small scale 
neighborhood supportive retail, creative maker 
space and low impact commercial uses. The overall 
character is that of a Light Industrial/Mixed Use 
district that complements the small-scale nature of 
Carbondale and the walkability and architectural 
form of the Town’s Main Street with a traditional street 
grid. Specific uses as hospitality should be further 
evaluated to determine market demand and whether 
this site serves is best served for hospitality and if so, 
what this use may look like. 
   
Keys Issues:

•	 Redevelopment of Downtown North will 
displace light industrial or creative industry jobs 
desired by some in the community.

•	 Added rooftops, activity and traffic to the 
area will impact the mobility network for both 
pedestrians and vehicles. 

•	 Land uses in new non-residential development 
in Downtown North and nearby neighborhoods 
may require design scrutiny to ensure a smooth 
transition between unlike land uses.

•	 The community must understand the tradeoff 
between the opportunity to add a mix of 
housing types and costs to a new neighborhood 
next to downtown with the potential 
displacement of a large employment base.

Key Recommendations: 
•	 The project should meet the broader growth 

strategy as defined by the Comprehensive 
Plan Update recognizing that the community 
desire is to direct future development toward 
key concentrated areas such as the Downtown 
North area. 

•	 Consider flexible uses and building forms and 
typologies as represented along 4th Street in 
the area toward Rio Grande Trail.

•	 Promote a diverse mix of lot and housing 
types that includes multi-family attached row 
house and townhomes, duplex and 4- to 6-unit 
corner lots and possible 2nd and 3rd floor flats. 
Housing units would include a mix of market rate 
rental and ownership units and affordable and 
attainable housing units. 

•	 Acknowledge adjacent land uses while locating 
uses and massing on-site with less density on the 
north and more density on the south and east of 
the property   

•	 Neighborhood scale retail commercial uses 
should be concentrated near the 4th Street and 
Rio Grande Trail intersection.

•	 Integrate light industrial/commercial and 
creative makers space units that include 
increased floor to ceiling area, flexible floor area 
and access doorways / roll-up doors.

•	 Allow non-residential uses to evolve based on 
new realities of retail and work from home.

•	 Optimize density to prevent need for 
annexations and to populate downtown core 
to the benefit of downtown businesses and 
pedestrian and transit access

•	 The project may also consider allowing the 
property owners the ability to subdivide for 
permanent financing mechanics and varying lot 
sizes and uses.

•	 Ensure new development does not preclude the 
use of the rail corridor for future light rail or other 
transit facilities.

•	
Land Use Development Code Amendments

•	 Define the Downtown North area as a 
Neighborhood Light Industrial/Mixed Use 
Zone with a vision for a neighborhood-scale, 
light manufacturing, or creative space district.  

•	 Allow an increase density to support the 
design intent of the new neighborhood.

•	 Create urban design standards to define 
street and blocks, parcel and building 
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footprints, building typologies, massing, and 
scale, building articulation and fenestration 
concepts.    

•	 Support an amendment to the Town’s 
Unified Development Code to adjust parking 
standards for the HCC district. Eliminate the 
standard to require parking based on number 
of bedrooms.

•	 Amend the ground plane retail use standards 
to acknowledge more flexible design solutions 
intended to address ground level activation. 
This could include live work units with 
ground level entries and workspaces, limited 
commercial offices uses, gathering spaces 
that serve as transitional space, and defines 
primary building entries and secondary entries 
for upper story uses. 

•	 Amend the building height metrics to move 
from maximum building height (35’) to 
maximum number of stories (i.e., max. three 
or four stories). This strategy will also require 
that a more detailed supportive form-based 
code approach that is consider concurrently 
to address urban form and character, massing 
and scale and building articulation and 
adjacencies. 

•	 Recognize that on-street parking contributes 
to parking demand for supportive retail uses 
on site. 

•	 Consider a centralized shared parking 
approach to create efficiency between day-
use retail and employment uses and night-time 
residential uses, if feasible.

•	 Seek travel demand strategies to reduce 
parking demands to compliment the mixed-
use neighborhood form.

Sustainable Development Strategies 
•	 Meet or exceed UBC requirements for high-

performing energy buildings. 
•	 Leverage Holy Cross service territory for 

maximizing on-site electric and renewable 
infrastructure.

•	 Apply Low Impact Development site 
strategies.

•	 Establish project performance strategies 
to define sustainable development targets 
and performance measures (i.e., energy 
consumption and carbon reduction, water, 
construction waste recycling, trip reduction, 
equity, etc.).   

Site Amenities 
•	 Provide a core neighborhood central 

gathering space that includes shade tree, 
benches, and other amenities.

•	 Consider the adjacent open spaces and 
amenities as the dog park and the Rio Grande 
Trail when planning for pedestrian and bicycle 
access and parking needs.

•	 Optimize pedestrian and bike connections to 
bike trail, Nature Park, Promenade, and Main 
St. 
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Overview
The Residential Focus Areas regard land within the 
Town zoned as the Residential/High Density (R/HD) 
district. These neighborhood areas are occupied 
by a variety of housing types including multi-family 
apartments on smaller lots and attached or detached 
single-family dwellings. Located just outside the 
Town core, this zone exhibits a range of housing unit 
types from many eras, and not all of which are built to 
the allowable density.
Several R/HD zone districts are adjacent to low-
density single family zone districts. Community input 
expressed concern that if properties in R/HD zones 
are assembled and redeveloped the result might 
include incompatible housing types or scales of 
buildings in these areas.

Key Issues
•	 Assembly of parcels in R/HD zones may create 

incompatible urban form and scale between 35’ 
tall structures and low-density residential.

•	 Redevelopment of R/HD parcels may lead to 
a loss of an older, diverse housing stock that 
in some cases provides affordable units in 
comparison to elsewhere in town.

Key Recommendations: 
•	 Consider revisions to the “Transitions between 

unlike land uses” (UDC 3.7.5) in the Town’s 
Unified Development Code that strengthen 
design compatibility in areas where R/HD zones 
abut or are across the street from Residential/Low 
Density zones. 

•	 Consider design guidelines like the Mixed Use 
(MU) zone that better address heights, step backs 
or other mass and scale standards that ensure 
compatible buildings between low- and high-
density land uses.

•	 Incorporate transition areas into the Future Land 
Use Map.

Sustainable Development Strategies 
•	 Meet or exceed UBC requirements for high-

performing energy buildings.  
•	 Leverage Holy Cross service territory for 

maximizing on-site electric and renewable 
infrastructure.

•	 Apply Low Impact Development site 
strategies.

•	 Establish project performance strategies 
to define sustainable development targets 
and performance measures (i.e., energy 
consumption and carbon reduction, water, 
construction waste recycling, trip reduction, 
equity, etc.).  

Site Amenities 
•	 Consider the adjacent open spaces and 

amenities as the dog park and the Rio Grande 
Trail when planning for pedestrian and bicycle 
access and parking needs.

High Density Residential Focus Areas
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Key Recommendations: 
In general, the Town should maintain housing policy 
efforts already in place and include policy flexibility 
to continually evolve with changing economic and 
demographic conditions.

•	 Ensure that land-use regulations governing 
PUDs and subdivision covenants facilitate 
and remove barriers to construction of more 
affordable housing.

•	 Explore programs and policy tools to prevent 
displacement (e.g., rent stabilization, 
commercial linkage fees, impact fees, LCTs, 
or rent review boards) for all susceptible 
communities.

•	 Continue to allow Accessory Dwelling Units 
(ADUs) to Carbondale’s single-family dwellings, 
adding housing capacity and increasing financial 
flexibility for owners. Consider adding an 
educational component to inform homeowners 
with guidance on ADU construction/conversion.

•	 Maintain inclusionary zoning regulations, 
refining as necessary based on changing 
housing needs and feedback from the 
community.

•	 Inclusionary zoning promotes housing equity 
by ensuring some income diversity within 
residential projects, but those regulations 
may occasionally discourage some mixed-use 
developments that would otherwise include 
needed housing. The Town should explore 
programs allowing limited sale/transfer of unit 
requirements in such cases.

•	 Continue to partner with Garfield County to 
ensure that Carbondale is leveraging County 
efforts to encourage production of affordable 
housing, including participation in State (CHFA) 
and federal (HUD/HOME, USDA) programs 
including Low-Income Housing Tax Credit 
(LIHTC) subsidies.

Housing + Jobs
Overview 
The health and sustainability of Carbondale’s 
economy involves an interconnected system of 
vibrant small-town character, happy residents, 
satisfied visitors, a workforce and housing options 
to keep the cogs working smoothly, and a 
transportation network connecting people to their 
destinations. 

Sales tax remains the fiscal lifeblood for Carbondale, 
but the health of local retail, recreation, and dining 
establishments is threatened as eroding housing 
affordability makes it harder to hire and retain service 
employees to staff those businesses. Affordable 
housing shortfalls also add stress to the transportation 
system as employees commute from further away in 
search of reasonable rents.



Carbondale Comprehensive Plan Update Key Recommendations | 23

D
R A

F T

•	 Convene a citywide task force to develop 
a comprehensive policy to address multi-
generational, displacement and social equity 
issues and considerations in Carbondale.  Topics 
may include small-businesses retention, housing 
affordability, anti-displacement policies in the 
community.   

•	 Investigate and consider adoption of recent 
Garfield County modifications to their Land Use 
& Development and Building Codes to allow for 
“Tiny Homes.” 

•	 Support and expand the Carbondale 
Affordable Creative Space effort to promote 
and fund arts-oriented space. The 2018 pilot 
survey for that project identified preliminary 
demand potential for 42 live-work artist units, 
11 shared creative workspaces, and other 
arts-oriented space that could be pursued 
further in plans for redevelopment throughout 
Carbondale - particularly in conjunction with 
infill redevelopment of downtown and North 
Downtown areas.  How?  

•	 Explore ways to expand deed-restricted 
housing through community land trusts (CLTs) 
either by partnering with an existing CLT (e.g., 
Elevation CLT, primarily active in the Front 
Range today)) or by helping to organize a 
similar partnership in the Roaring Fork Valley 
to organize property acquisition and promote 
deed-restriction as a mechanism for affordable 
for-sale housing. CLTs differ from ordinary deed 
restriction programs in that a Trust organization 
acquires land and develops housing units that 
are sold to qualifying households (income 
limits and residency requirements are up to 

the CLT in question), but those households 
take ownership of the building only - not the 
land (like in a condominium transaction). Like 
ordinary deed-restrictions, CLT unit owners are 
limited in the amount of annual appreciation 
they can capture in resale, and future purchasers 
must also be income-qualifying. The long-
term retention of the underlying land can be 
appealing to philanthropic participants, and the 
CLT organizational structure helps coordinate 
property acquisitions and marketing.  We 
require deed restrictions. 

•	 Evaluate strategies to actively engage with 
regional housing providers to address 
affordable housing opportunities.  Consider 
reaching out to affordable housing agencies 
and housing providers to hold a housing summit 
workshop aimed at developing an action plan 
for Affordable Housing in Carbondale. The 
workshop would explore a range of topics as 
affordable housing needs, land development 
opportunities, funding, partnerships, site 
selection criteria and design guidelines for 
possible housing scenarios for the Town of 
Carbondale.
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Overview
The Town of Carbondale has a strong foundation 
of environmental commitments supported by 
plans and policies to achieve their vision of a 
sustainable future. Since the publication of the 
2013 Comprehensive Plan, there have been several 
notable accomplishments and developments which 
provide a strong foundation for updates in the 2021 
Comprehensive Plan. The focus of the planning team 
has been to evaluate the policies and programs in 
the 2017 Climate and Energy Action Plan (CAP) and 
the 2018 Final Workshop Report for Vulnerability 
Consequences and Adaptation Planning Scenarios 
(VCAPS), and provide recommendations to these 
three questions: 

•	 Are the goal topics outlined in the 2013 
Comprehensive Plan still relevant?

•	 Are we missing any new topics or goal 
statements?

•	 Are there any updated sustainability goals which 
should be established in the Comprehensive 
Plan?  

Following an analysis of the CAP and VCAPS Plans, 
the planning team met with the Town of Carbondale 
E-Board, members of CLEER, and other community 
stakeholders to gain insight and feedback about 
environmental priorities, needs, opportunities 
and challenges. As a result of our analysis and 
community engagement, our key recommendation 
is that the three pillars of Climate Protection, 
Resilience, and Equity serve as a new framework 
for updated sustainability measures in the updated 
Comprehensive Plan.

Climate Protection describes actions to eliminate 
greenhouse gas emissions and reduce global 
warming. 

Targeted strategies identified in the 2017 Climate 
and Energy Action Plan include:

•	 Increasing Building Efficiency
•	 Decarbonizing Transportation
•	 Renewable Energy and Storage
•	 Reducing and Recycling Waste
•	 Local and Sustainable Food
•	 Water Conservation & Reuse

Resilience is defined as the capacity to adapt to 
changing conditions and to maintain or regain 
functionality and vitality in the face of stress or 
disturbance.  It is the capacity to bounce back after 
a disturbance or interruption. Resilient design is 
the intentional design of buildings, landscapes, 
communities, and regions in response to 
vulnerabilities.

Equity describes a state that is achieved when all 
people have full and equal access to opportunities 
that enable them to attain their full potential. The 
determinants of Equity include the social, economic, 
geographic, political, and built environment 
conditions in which people live and work that lead to 
the creation of a fair and just society. 

In support of these three focus areas, the Planning 
team has identified preliminary recommendations 
outlined below. However, on September 23rd, 
CLEER, E-Board, and community experts hosted a 
community meeting focused on climate protection 
and action to review the current data and progress 
for the Town to seek a pathway forward for 
achieving a carbon neutral community by 2050. At 
this event CLEER gathered additional community input 
to inform the Comprehensive Plan update.  Following 
this meeting, the Planning team will evaluate 
the community feedback for alignment with the 
proposed framework and will include additional 
recommendations reflecting community needs and 
priorities. 

Climate Action Plan 
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Key Recommendations: 
Climate Protection 

To support Carbondale’s 2017 Climate and Energy 
Action Plan commitment to become a net zero 
community by 2050:

•	 Establish incremental steps and a 
methodology for tracking and reporting 
progress towards carbon neutral goals.

•	 Every 3-5 years, review existing plans and 
strategies to evaluate implementation 
methods, emerging technologies, 
opportunities, and issues facing the 
community. As needed to advance carbon 
reductions, update plans and strategies to 
include new or modified priorities. Updates 
should include actionable items, timelines, 
measurable benchmarks, and enforcement 
mechanisms.  

•	 Build capacity to enforce Codes, Plans, and 
strategies related to climate protection, 
resilience, equity. 

•	 Focus on emission reduction targets and 
decarbonization strategies for existing 
buildings. 

•	 Develop and implement programs and 
policies to respond to findings and action 
items recommended in updated versions of 
the CAP plan.

•	 Engage in regional collaboration with 
surrounding communities to advocate 
for policies to expand renewable energy 
resources at the regional and State level.

•	 Develop and implement programs that 
respond to the findings of the Three County 
Solar and Storage, Regional Energy Inventory 
study conducted by CLEER.  

•	 Pursue a Zero Energy District.
•	 Develop and implement programs and 

policies to expand public and private 
infrastructure for zero emission vehicles.

Resiliency
•	 Develop outreach, education, and 

communication to support concepts and 
strategies that advance Resilience.

•	 Develop and implement programs and 
policies to respond to the findings of the 2018 
Vulnerability Consequences and Adaptation 
Planning Scenarios (VCAPS) Report.  [CLEER/
CT to discuss how to include in the Comp Plan 
Update 9/23] 

•	 Resilience programs and policies adopted 
by the Town should include defined 
goals, performance targets, measurable 
benchmarks, timelines, and transparent 
reporting and enforcement mechanisms. 

•	 Develop specific resilience strategies at the 
following scales: Building, Community, and 
Regional and Ecosystem scales.

•	 Engage in regional collaboration with 
surrounding communities to advance 
interconnectedness and shared systems 
(environmental, economic, workforce, supply 
chain, and utility structures, etc.).

Equity 
•	 Develop outreach, education, and 

communication to support concepts and 
strategies that advance social equity through 
discourse that reflects a range of values and 
social identities. 

•	 Establish and implement structures for 
inclusion that engage stakeholders and allow 
for community engagement and input. 

•	 Align affordable housing developments 
with sustainable building practices and 
maintenance programs.  Focus financial 
resources and support programs that promote 
an energy transition around lower to moderate 
income (LMI) households.

•	 Focus financial resources and support programs 
that promote an energy transition around lower 
to moderate income (LMI) households.
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Overview
Transportation within and to/from Carbondale 
is a key element of creating a community that is 
vibrant, safe, and attracts a diverse set of residents 
and visitors. This includes transportation programs, 
services, and infrastructure for people walking, 
biking, taking transit, and driving. The current 
transportation network in Carbondale has several 
great assets including: RFTA’s Highway 82 Bus 
Rapid Transit (BRT) that provides efficient regional 
transit; the Rio Grande Trail which provides a direct 
connection to communities in the valley for people 
walking and biking; and a dense downtown street 
grid that promotes walkability. Another existing asset 
in Carbondale is the previous work that has been 
done by the Town to identify priority Multi-Modal 
Corridors in the 2019 High Priority Bicycle and 
Pedestrians Corridors Map. Multi-Modal Corridors 
(MMCs) are a connected system of streets, pathways, 
and sidewalks on which the needs of all users 
(regardless of age, ability, or mode of transportation) 
are of equal importance and all users have the same 
rights to safe and comfortable use. 

Throughout the community engagement process, 
and through an assessment of existing conditions, 
the consultant team identified key challenges for 
people travelling in Carbondale, including lack of 
connectivity, high vehicle speeds making walking 
and biking uncomfortable, missing, or deficient 
sidewalks, barriers to crossing Highway 133, poor 
coverage of the RFTA Carbondale Circulator, gaps 
in the low-stress bicycle network, and insufficient 
parking supply. Poor connectivity comes in the 
form of a street grid that is curvilinear, gaps in the 
bicycle and pedestrian network, and barriers to 

direct access due to rivers, the railroad, and arterials. 
The consultant team was also able to identity key 
connection points in Town that require further 
analysis, particularly for those areas along Highway 
133 where connections to and from neighborhoods 
and schools, between the east and west sides of 
Carbondale, and connections to the Circulator are 
most difficult. There are also missing connections on 
the west side of Town due to the nature of the street 
grid.     

In response to these challenges, it is recommended 
that the Town invest in the expansion of the 
bicycle and pedestrian networks, further evaluate 
parking utilization, and consider enhancements 
to the local transit and paratransit services. These 
recommendations should build off the work and 
community input from the 8th Street Multi-modal 
Corridor, the 2019 High Priority Bicycle and 
Pedestrian Corridors Map, the Parks and Recreation 
Master Plan, and the current regional bike share and 
first and last mile study. Additional study should be 
performed to further refine the recommendations in 
this section.

Multi-Modal Access + Circulation 
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Key Recommendations: 
•	 Develop a town-wide Transportation Master Plan 

(TMP) that develops a long-term vision for multi-
modal transportation based on comprehensive 
community outreach, forecasting of future 
growth, and a comprehensive analysis. The 
TMP will help inform the Town’s Capital 
Improvements Program (CIP) for short and near-
term project identification and potential funding 
opportunities.

•	 Implement sidewalks and upgrade deficient 
sidewalks. Through outreach and inputs (such 
as access to key destinations, crash history, 
and vehicle volumes and speed), identify 
high priority sections of roadway where 
sidewalks should be completed or upgraded. 
Consideration should be made for certain 
sections of roadway where sidewalks may not 
be constructed, due to tradeoffs such as parking 
loss or community character.

•	 Prioritize completing and upgrading bicycle and 
pedestrian infrastructure on corridors identified 
in the 2019 High Priority Bicycle and Pedestrian 
Corridors Map. Understand that the 2019 High 
Priority Bicycle and Pedestrian Corridors Map 

will continue to evolve based on changes to land 
use, key destinations, or desired circulation for 
people biking. Identify the appropriate facility 
type and prioritization for each corridor based 
on the unique context of each corridor (i.e. right 
of way, adjacent land uses, crash history, vehicle 
speed and volumes, and community input.) 
Build off the toolbox developed in the 8th Street 
Corridor project as a foundation for future active 
transportation enhancements. 

•	 Identify locations for bicycle/pedestrian cut 
throughs where roadways do not provide 
connectivity. Consider changes to development 
code to require bicycle/pedestrian cut 
throughs. Pursue properties or easements to 
provide pedestrian and bicycle connections 
between existing neighborhoods.  

•	 Additional local transit service within 
Carbondale is desired and demanded. 
Conduct a study to determine the best model 
for providing this service. The study should 
include an assessment of transit models in other 
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communities in the valley, potential funding 
models, provider models, service area, and 
other operational characteristics. 

•	 Work alongside CDOT to plan and design 
enhanced bicycle/pedestrian crossings of 
Highway 133 (see Future Land Use Map for 
potential location). Consider access to key 
destinations, high demand locations, proximity 
to nearby crossings, and continuity of priority 
bicycle/pedestrian routes. 

•	 Invest in programs that enhance transportation 
including Transportation Demand Management 
strategies that promote non-single occupancy 
vehicle modes of travel, wayfinding, bicycle 
parking, lighting, maintenance of transportation 
facilities, and Safe Routes to School programs. 

•	 Implement high-quality, low-stress, and 
interconnected bicycle and pedestrian 
infrastructure when areas develop or redevelop, 
and more substantial right of way can be 
allocated for active modes of transportation.

•	 Conduct a parking study that assesses parking 
utilization at different times of day, days of 
the week, and parts of Carbondale including 
the downtown and higher density residential 
neighborhoods of Carbondale. Based on 
parking utilization, determine changes to 
parking requirements/code or the need for an 
additional public parking structure. 
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Overview
The population of those aged 60 and older is 
projected to double in Carbondale in 10 years while 
children aged 10 to 19 years is likely to decline. People 
aged 30 to 34, typical ages of younger families, are 
projected to increase. Housing types for elderly adults 
generally trend toward downsized units with a variety 
of support services including assisted living or active 
senior living complexes. The market has supplied such 
units in recent years, but the demand will continue to 
grow with demographic change.

The ability and desire to own and operate a 
private automobile will vary across one’s lifetime. 
It is recommended that Carbondale enhance its 
transportation options to facilitate travel without an 
automobile locally and regionally. As residents’ age, 
they may rely more heavily on a mobility device such 
as a wheelchair or walker. Sidewalks, curb ramps, 
and crosswalks that are compliant with the Americans 
with Disabilities Act (ADA) provide a reliable and 
more comfortable option for those traveling with 
mobility devices. Frequent and comprehensive 
transit and paratransit service provide a reliable 
and convenient alternative to driving for those with 
limited mobility or for longer travel distances. 
 
Key Recommendations: 

Transportation
•	 Per the Multi-Modal Access and Circulation 

section of this memo, construct, and upgrade 
sidewalks to allow for comfortable and 
accessible travel.

•	 Develop a sidewalk maintenance program that 
addresses regular snow and debris removal 
as well as upgrading deficient sidewalks. 
Research peer community programs 
and education property owners on their 
responsibilities. A well-maintained network 
of sidewalks and curb ramps allows for more 
reliable travel by wheelchair, walker, or stroller.

•	 Work with RFTA to determine opportunities 
to enhance the current paratransit program to 
allow for more reliable and convenient access 
to trips. 

•	 Integrate electric-bikes into the transportation 
system by educating users, implementing 
parking for e-bikes, and considering e-bikes in 
the design of bike facilities (e.g., width of bike 
facilities). 

•	 Implement local transit enhancements per the 
Multi-Modal Access and Circulation section of 
this memo.

Housing and Services
•	 Consider creating a formal advisory 

committee to implement Carbondale Age-
Friendly Community Initiative projects and 
efforts.  

•	 Establish programs to include childcare/
daycare or other youth facilities/programming 
into new development projects.

•	 Ensure the Town continues to meet demand 
for housing that meets the growing 
demographic shift toward a growing number 
of younger families and elderly adults. 

•	 Implement universal design elements into the 
UDC to increase accessibility and visibility by 
wheelchairs or other mobility devices.

•	 Establish a percentage of overall project 
housing unit target in the UDC for units with 
universal design features.

•	 Encourage age-friendly concepts to 
be elevated as a part of the design and 
development and capital improvement 
projects.

Aging in the Community 
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Historic Preservation
The Project Team met with the Carbondale Historic 
Preservation Commission (CHPC) to discuss 
preservation methods, ideas and their specific vision 
for the Downtown, Downtown North and other areas 
of historic importance to the town.

Key Recommendations: 
•	 Develop a dedicated funding source such as 

a revolving loan program to fund preservation 
efforts and building/interior improvements.

•	 Explore creating a facade improvement 
program and funding source.

•	 Update the Downtown historic design 
guidelines and expand for residential uses, 
particularly into the Old Town neighborhood.

•	 Work with property owners to ensure historic 
area boundaries are accurate and clear.

•	 Create a consideration review for the CHPC 
for projects within designated historic 
neighborhoods.

•	 Consider form-based residential infill 
development standards to ensure additions or 
things like ADUs are compatible with the historic 
neighborhood.

Highway 133 and Community Gateways
Importance was stressed on maintaining and 
improving the entry experience to create gateways 
along Highway 133 at key points.

Key Recommendations: 
•	 Maintain land uses, streetscapes and the scale of 

east Main Street as a neighborhood gateway to 
Downtown.

•	 Highlight the future intersection and roundabout 
at Highway 133 and Lewies Ln/Weant Blvd 
as the southern entry into the town core by 
emphasizing the Historical Society park and by 
framing entryway focal points, landscaping and 
open space with new development.

 

These draft Key Recommendations will be evaluated 
and further refined by the PSC.  Updates to the draft 
recommendations will be part of the future draft 
Comprehensive Plan Update ‘Supplement’ to be 
provided in November 2021.

Other Items Next Steps for the Update



TOWN OF CARBONDALE 
511 COLORADO AVENUE 
CARBONDALE, CO  81623 

Planning & Zoning Commission Memorandum 

Meeting Date: 9-30-21 

TITLE:    Appointment for Planning and Zoning Commission 

SUBMITTING DEPARTMENT:   Planning Department 

ATTACHMENTS:   Application for Elizabeth Cammack 
Application for Kade Gianinetti 
Application for Anne Krimmer 

BACKGROUND 

Michael Durant and Erica Stahl Golden recently resigned from the Planning and Zoning 
Commission.  Both were regular voting members of the Planning Commission.   

Three applications for appointment were submitted.  All three candidates live within the 
Town limits.  The candidates will be participating in the September 30, 2021 Planning 
Commission meeting and will be available for interviews.    

Currently, Kim Magee is a 1st Alternate and Jarrett Mork is a 2nd alternate.  If the 
Commission would like to move either of those Commissioners into a regular seat, that 
should be part of the recommendation.   

The Commission should interview the candidates and form a recommendation to the 
Board of Trustees.  

RECOMMENDATION 

Staff recommends that the following motion be approved:  Recommend that the Board 
appoint Kim Magee and Jarrett Mork as regular voting members of the Planning 
and Zoning Commission and appoint __________ as the ___ Alternate and 
__________ as the ___ Alternate. 

Prepared By: Janet Buck, Planning Director 









Applicant Name:

Mailing Address:

Street Address:

Telephone:

E‐mail Address:

1.) The Planning and Zoning Commission requires a commitment on Thursday evenings once or twice a 

month. The meetings generally fall on the second and fourth Thursday of each month with a few 

exceptions. The Planning and Zoning Commission occasionally hosts workshops where your 

attendance may be required. In addition, you may need to attend Board of Trustee meetings a 

couple of year. Do you foresee any problems attending these meetings on a regular basis? If so, 

what are the potential attendance issues? 

2.) Do you feel as a citizen of the community that you are able to provide objective recommendations

i l d li ti d th i ? If l l i

Please Answer the Questions Below

Town of Carbondale

Application for Appointment

Reappointment

If you are seeking reappointment, it is only necessary to fill in the top portion of this application.

Planning and Zoning Commission

Updated 05‐13‐2011

on various land‐use applications and other issues? If yes, please explain.

3.)  Do you feel you have any conflicts of interest that may arise due to your appointment to the Planning

and Zoning Commission? If so, please explain.

4.) What do you like best about the Town of Carbondale?

5.) What is one thing that would make Carbondale a better place to live?

6.) Please identify what you feel are some of the key issues facing the Town in the next 5‐10 years,

Date:

Selection: YES NO

Date:

Selection: YES NO

Term Expiration:

Approval Signature: Date:

Planning and Zoning Recommendation

Action Taken by Board of Trustees

Updated 05‐13‐2011

   
      Anne Krimmer

501 Mesa Verde Ave
   501 Mesa Verde Ave, Carbondale, CO 81623

   970-948-8602

    akrimmer@thekrimmers.com

None.

encumbrances that would prevent me from objective evaluation or conflicts of interest.

property is across the street from my residence and I have spoken at the previous meetings.

Roth Lot Split Application at 520 Mesa Verde Ave that was continued to 9/30/21 meeting. This  

multi-generational ranchers, recent immigrants, retirees, blue collar workers, white collar professionals, and
The variety of people in this small town in a unbelievably stunning location! We have former coal workers,

More discussion & involvement from our very busy workers to create an inclusive town that can offer 
attainable housing for our local workforce. We are missing those folks in our community outreach.

Water availability and infrastructure.

     Traffic congestion on 133.
      Attainable housing for our local workforce.

I am curious, like to ask questions to understand the breadth of issues, and feel that discussion is 

important. I will vote as per the town code and comp plan. As a self-employed resident, I do not have  

millionaires all calling this little town home. It's an amazing diversity of cultures, experiences, & values.
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