
Town of Carbondale 
511 Colorado Avenue 

Carbondale, CO 81623 
 

 
 AGENDA 

PLANNING & ZONING COMMISSION 
THURSDAY, May 14, 2020 
7:00 P.M. Virtual Meeting * 

 
 

                                                        
1. CALL TO ORDER 

 
2. ROLL CALL 

 
3. 7:00 p.m. – 7:05 p.m. 

Minutes of the March 12, 2020 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 2, Series of 2020 – 522 N. 8th Street – ADU……………………...……...Attachment B 
 
      6.    7:15 p.m. - 7:20 p.m. 
             Resolution 3, Series of 2020 – Extending Deadline to Record Plat 
             1328, 1130,1332 Barber Drive ………………………………………………………Attachment C 
 
      7.    7:20 p.m. – 7:50 p.m. 
              VIRTUAL HEARING – Minor Site Plan/Special Use Permit –SFR/ADU...….........Attachment D 
              Applicant: Chris Beebe 
              Location: 415 Sopris Avenue 
 
      8.    7:50 p.m. – 8:10 p.m. 
              VIRTUAL HEARING – Marijuana Infused Products (2)……..……… ……..……..Attachment E 
              Applicant: Plum Manufacturing LLC 
              Location: 500 Buggy Circle 
 
      9.    8:10 p.m. – 8:15 p.m. 
              Staff Update 
  
     10.   8:15 p.m. – 8:20 p.m.    
             Commissioner Comments 

 
     11.    8:20 p.m. – ADJOURN 
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*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.  If you have a comment concerning one or more of the Agenda 
items please email msikes@carbondaleco.net  by 4:00 pm on May 14, 2020.   
 
If you would like to comment during the  meeting please email msikes@carbondaleco.net  with your full 
name and address by 4:00 pm on May 14, 2020.  You will receive instructions on joining the meeting on line 
prior to 7:00 p.m.  Also, you may contact msikes@carbondaleco.net to get a phone number to listen to the 
meeting, however, you will be unable to make comments. 
 
 
 
Upcoming P & Z Meetings: 
5-21-20 – 55 Seventh St/Little Blue Day Care 
5-28-20 – Builders FirstSource/Crystal River Marketplace Lot 5A 
                Mini-Storage Parking Discussion 
6-11-20 – Carbondale Center Rezoning/Highway 133-Sopris Shopping Center 
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MINUTES 

CARBONDALE PLANNING AND ZONING COMMISSION 
Thursday March 12, 2020 

 
Commissioners Present:                       Staff Present: 
Michael Durant, Chair                              Janet Buck, Planning Director 
Ken Harrington, Vice-Chair                      John Leybourne, Planner                 
Jade Wimberley                                       Mary Sikes, Planning Assistant 
Erica Stahl Golden (2nd Alternate)             
                                                                                                                                                   
Commissioners Absent: 
Jeff Davlyn 
Jay Engstrom 
Marina Skiles 
Nick Miscione                                                                 
Nicholas DiFrank (1st Alternate) 
                                                         
Other Persons Present 
Kirk Feldman 
Andi Korber 
 
The meeting was called to order at 7:03 p.m. by Michael Durant.  
 
Michael welcomed Erica and said that she would be a voting member tonight.  
 
February 27, 2020 Minutes: 
Ken made a motion to approve the February 27, 2020 minutes. Jade seconded the 
motion and they were approved unanimously with Jade and Erica abstaining. 
 
Public Comment – Persons Present Not on the Agenda 
There were no persons present to speak on a non-agenda item. 
 
Resolution 1, Series of 2020 – Subdivision Exemption – 1328 Barber Drive 
 
Ken made a motion to approve Resolution 1, Series of 2020, approving the Subdivision 
Exemption at 1328 Barber Drive. Jade seconded the motion and it was approved 
unanimously.  
 
PUBLIC HEARING – Minor Site Plan and Condtional Use Permit 
Location: 522 N. Eighth Street 
Applicant: Kirk Feldman 
 
John said that this is an application for a Minor Site Plan Review and Conditional Use 
Permit. He said that the property is in the R/LD zone district where an ADU is allowed 
by a Conditional Use Permit and Minor Site Plan Review.  He said that normally a 
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conditional use permit is a Staff level review. He said that most of you have probably 
noticed the improvements on the lot. He said that Kirk pulled out the old trailer that was 
there and put a new modular in. John said that it was his goal from the beginning to put 
an ADU in the basement. He said that he held off and now he is going through the 
process. He said that the only stipulations that Staff had with the ADU based on the fact 
that it is in the basement and it does meet all the square footage, impervious and 
setback requirements was that the parking be moved to the northwest corner of the lot. 
He said that this move would ensure that the parking doesn’t interfere with the 
intersection. John said that the Public Works Director had suggested the parking 
configuration and that Kirk had no issue with it.  
Michael asked Kirk if he was going to fence the back yard. 
 
Kirk said that he was and that he would do a partial fence for the main level of the 
house. 
 
Michael said that he was excited to see that corner cleaned up. 
 
Motion to close the comment portion of the public hearing 
 
Ken made the motion to close the comment portion of the public hearing. Jade 
seconded the motion and it was approved unanimously.  
 
Erica asked if the size of the parking spaces were deep enough.  
 
John stated that they were and he had verified that. 
 
Motion 
 
Jade made a motion to approve a Minor Site Plan Review and Conditional Use Permit 
for an Accessory Dwelling Unit to be located at 522 N 8th Street with conditions 1-5. 
Erica seconded the motion and it was approved unanimously.  
 
Discussion Zone Text Amendment For Parking Requirements for Self-Storage 
Facilities 
 
Janet said that we discussed this briefly at the last P&Z meeting. She said that she had 
not done a lot of study on it. She said that it is reducing the parking requirements for 
self-storage units. She said that after reviewing the comparison of our code with other 
communities that was submitted to the Town that it looked like our parking requirements 
were pretty excessive and that we would end up with pretty large parking lots. She said 
that she went back and looked at other communities and that she spent some time 
looking at Schedule B. She said that she will include the table in the public hearing and 
include everything that includes schedule B. Janet said that what she found in her 
research was that mini-storage is lumped with a lot of things like assembly, fabrication, 
manufacturing, salvage yards and waste recycling. She said that all of those uses have 
employees and a mini-storage may have one on-site employee. She said that she 
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picked a number that seemed logical. She said that it doesn’t have to be decided 
tonight. She said that in order to move forward on this a motion can be made to initiate 
a zone text amendment to amend the UDC for parking requirements for self-storage 
facilities. She said that her recommendation tonight may change. She said that she 
would set a public hearing and draft a revised red-line and bring it back to be discussed 
at a public hearing.  
 
Ken said that storage facilities have a wide variety of configurations and that some are 
larger buildings that people enter the interior of the building and go to their unit. He said 
that some are like garages so most people park in front of the garage door. He said that 
these two are very different. He said that if they have 59 units they would have six 
spaces and that with an interior building it might not be enough spaces and for outside 
units it would be too many.  
 
Janet said that Omaha did differentiate between the two like Ken mentioned.  
 
Michael said that office space is going to dictate how many employees you have. 
 
Janet said that there could be external units on the ground floor and internal units on the 
upper floors. 
 
Further discussion ensued regarding various configurations of storage units.  
 
Michael asked what the height restrictions were for mini-storages in Carbondale. 
 
Janet said that you could have a three story mini-storage depending on what zone 
district it is in.  
 
Jade asked if there were specific parking areas for the one on Colorado Avenue. 
 
John said that there are three parking spots in front of the office itself through the gate 
on the right. He said that there were some in the PUD originally behind the shopping 
complex but that they have since put storage containers there.  
 
Jade asked who Loge Properties was and why is this coming up now. 
 
Janet said that is the developer that did 1201 Main Street, Jack and Riley. She said that 
they are looking at developing another property that would have some mini-storage 
units on it. She said that they have been going through the parking requirements and 
she told them to do the research and prove it to her that Carbondale’s was high in 
number. She said that they spent a lot of time and that evidently many communities 
don’t even address parking requirements for mini-storage uses in their code. Janet said 
that Glenwood’s is minimal and that she realized we probably do require too much 
parking as compared to other communities and that we are ending up with really big 
parking lots that most likely won’t be used.  
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Jade asked Janet if she could give an example of a big parking lot that is not being 
used.  
 
Janet said that we don’t have any self-storage facilities here in town but our code 
currently requires one per 1250 square feet.  
 
Andi Korber said that if you had 72,000 square feet it would require sixty spaces.  
 
Jade asked if the one on Colorado was to code. 
 
Janet explained that it was a PUD. 
 
Ken asked if we changed the code from what it was before.  
 
Janet said that she will check to see where Clarion got it. She said that Clarion did 
Glenwood’s code not that long ago and that they have three spaces regardless of size 
plus one for a resident care-taker.  
 
Ken said that they must be assuming that it’s all exterior units. 
 
Janet stated that there might be another mini-storage that might be coming down the 
pike. She said that is why she moved this more quickly because it seems like it is 
something we need to look at in advance of these applications coming through.  
 
Michael said that he likes Ken’s idea of a hybrid. He said that with the interior people will 
congregate at one place at a common place as opposed to an individual place. He said 
that with the exterior on the ground floor that people are going to park in front of their 
unit, do their business and go. He said what is the probability that a third or more of the 
visitors will be going to the interior units at the same time.  
 
Further discussion ensued on parking space numbers. 
 
Michael said that our goal is to determine whether we want Staff to continue down this 
road to initiate a zone text amendment and to start the public hearing process. He said 
we can get a lot more answers to our questions and have the public weigh in. He said 
that we are not going to solve the number of spaces tonight.  
 
Andi Korber, 57 Village Lane said that she is an architect in town and that she is also 
working on a self-storage facility. She said that, when working through it, the parking 
seemed really excessive and it creates more asphalt than she thinks is the intention of 
the code here. She said that the patterns of use when they were laying out the parking 
as a designer was that no one is ever going to park in this parking lot because it’s so far 
away from the loading docks. She said that we have a facility that has some indoors 
and some outdoors with approximately two hundred units, which hasn’t been done yet, 
with two loading docks. She that people will park as close as they can to the docks. She 
said that a sixty car parking lot is not going to be used because they will go as close to 
the loading docks as they can. She said that we support this zone text amendment.  
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Michael asked Andi if she had any data on queuing statistics and visitations, what the 
likelihood is that a third or more or even ten percent would be there at the same time. 
Andi said that she didn’t have that data and that she could speak about her own 
experience. She said that she used to store her business files at Sopris Self-Storage 
and that she never went in when there was another customer, she said that there was a 
spring when someone was living there but that she’s not counting that. She said that 
she would go at 3:00 p.m. to drop off some files and there was never anyone else in 
there. She said that it has only exteriors but everyone only put their car in front of their 
garage door.  
 
Ken said that the only reason to have a parking spot in front is to pay your bill or to do 
your rental agreement.  
 
Andi said that what she has been thinking about is the vehicle clearances that are 
needed to turn around. She said that when working with her team she said that 
everyone agreed that this is over-parked.  
 
Erica said that when she goes to Sopris Crossfit and runs through the storage facility 
that the only time someone is there is when there is somebody living there illegally, 
which they have been combating.  
 
Michael said that he has a rental unit outside of town, which is huge and there still is 
only five cars on a Saturday morning.  
 
Further discussion ensued regarding loading areas. 
 
Andi said that they ran their parking configuration by John Plano and he said to make 
sure that we had a handicap space outside of the perimeter too. 
 
Motion 
Jade made a motion to initiate a zone text amendment to revise off-street parking 
requirements for the self-storage facility, mini-storage use category. Ken seconded the 
motion and it was approved unanimously. 
 
Staff Update 
 
Janet said that there are a lot of development applications coming in and fairly large 
ones.  
 
Janet said that Jay, the Town Manager, gave direction about public meetings going 
forward and that we will take it day by day. She said that she will check into the 
possibility of having meetings virtually.  She said that as of today that the State is saying 
no gatherings of over fifty people and to keep a distance of six feet. 
 
Andi said that Eagle is doing this. 
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Ken said that in Aspen any non-essential meetings are canceled. 
 
Jade said that we could use Facetime. 
 
John said that could be challenging with people using different platforms.  
 
Janet said that there are timelines and major investments at stake as well, creating 
difficulties for people. 
 
Janet said that the interviews for the Police Chief have been happening this week as 
well as the mock boards, which Michael will be attending. 
 
Commissioner Comments 
 
There were no comments. 
 
Motion to Adjourn 
A motion was made by Ken to adjourn. Jade seconded the motion and the meeting was 
adjourned at 7:41 p.m.   

 



 
RESOLUTION NO. 2  

SERIES OF 2020 
 

A RESOLUTION OF THE PLANNING AND ZONING COMMISSION OF THE TOWN 
OF CARBONDALE, COLORADO, APPROVING A MINOR SITE PLAN REVIEW AND 

SPECIAL USE PERMIT FOR PROPERTY LOCATED IN THE TOWN OF 
CARBONDALE, COLORADO 

  
 

 WHEREAS, Kirk Feldman (“Owner) requested approval of a Minor Site Plan 
Review and Special Use Permit to construct an attached Accessory Dwelling Unit 
(ADU) on property located at 522 Eighth Street (aka Section: 34 Township: 7 Range: 88 
Tract in Lot 5 .230 Acres), Carbondale, Colorado (Property);  
 
 WHEREAS, the Planning and Zoning Commission of the Town of Carbondale 
reviewed this application during a Public Hearing on March 12, 2020 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 Minor Site 
Plan Review and Special Use Permit is hereby approved, subject to the following 
conditions and findings: 
 
Conditions of Approval 

 
1. The applicant shall locate the parking for the ADU and for the residence 

extending from the North West corner of the lot along 8th Street.  Parking shall 
not be allowed within 25 feet to the intersection of 8th street and Morrison Street. 
The Parking shall not interfere with the offset intersection of 8th Street, Village 
Road and Morrison Street.  

 
2. The Accessory Dwelling Unit shall not have separate water or sewer service. 

 
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 also pay and reimburse the town for all other applicable 

professional and staff fees pursuant to the Carbondale Municipal Code.  
 

5. The applicant shall apply for and receive a building permit as required. 
 
 
 

 



Carbondale Planning & Zoning Commission 
Resolution 2020-2 
522 Eighth Street ADU 
Page 2 of 3 
 
Findings for Approval - Site Plan Review Criteria 
 

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

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

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

forth in this Code  
 

4. Traffic generated by the proposed development will be adequately served by 
existing streets within Carbondale. 

 
 
Findings for Special Use Permit 
 

1. The proposal meets the purposes of the zone district in the R/LD zone district, 
specifically care has been taken to meet all criteria, regulations and dimensional 
requirements. The proposed ADU will be contained within the volume of the 
structure. 
  

2. The special use shall comply with all applicable fire, building, occupancy and 
other municipal code provisions as a building permit will be required for both the 
single-family residence and the ADU; 

 
3. The special use shall not have a significant traffic impact the neighborhood. 

   
4. The special use shall not otherwise have an adverse effect upon the character of 

surrounding uses;  
 

5. The impacts of the proposed use on adjacent properties and the surrounding 
neighborhood or such impacts have been minimized in a satisfactory manner. 

 
6. The use shall not create a nuisance and such impacts shall be borne by the 

property owners of the property on which the proposed use is located rather than 
by adjacent properties or the neighborhood. 

 
7. Access to the site is adequate for the proposed use, considering the width of 

adjacent streets and alleys, and safety. 
 

8. The project is in scale with the existing neighborhood or will be considered to be 
in the scale with the neighborhood as it develops in the immediate future as all 
uses will presently be accommodated within the volume of the structure. 
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9. The project maximizes the use of the site's desirable characteristics. 
 
 

INTRODUCED, READ, AND PASSED THIS ____ day of __________, 2020. 
 
 
      PLANNING AND ZONING COMMISSION OF  
      TOWN OF CARBONDALE 
  
  
 
     By: _____________________________________ 
      Michael Durant 

Chair  
 



 
RESOLUTION NO. 3 

SERIES OF 2020 
 

A RESOLUTION OF THE PLANNING AND ZONING COMMISSION OF THE TOWN 
OF CARBONDALE, COLORADO, EXTENDING THE DEADLINE FOR RECORDING 
THE SUBDIVISION EXEMPTION PLAT FOR PROPERTY LOCATED IN THE TOWN 

OF CARBONDALE, COLORADO  
 

 WHEREAS, Pat Wanner (“Applicant”) requested approval of a Subdivision 
Exemption Plat on behalf of Richard and Alice Wanzek (Owners) to subdivide a 9,083 
sq. ft. parcel into three townhome lots on property located at 1328, 1330 and 1332 
Barber Drive, (Lot 1, Resubdivision of Block 25, Crystal Village PUD Multifamily Area, 
Amended Filing No. 6 Phase 1), Carbondale, Colorado; 
 
 WHEREAS, the Planning and Zoning Commission of the Town of Carbondale 
reviewed the Subdivision Exemption during a Public Hearing on February 13, 2020 and 
approved said application; 
 
 WHEREAS, said approval required that the plat be recorded with the Garfield 
County Clerk and Recorder within three (3) months of approval by the Planning 
Commission;  
 
 WHEREAS, more than three months have passed since Resolution No. 1, Series 
of 2020 approving the application; however, the Planning Commission is willing to 
approve a two month extension for plat recordation due to the need for additional time 
to complete the plat.   
 
 NOW, THEREFORE BE IT RESOLVED BY THE PLANNING AND ZONING 
COMMISSION OF THE TOWN OF CARBONDALE, COLORADO, that the Subdivision 
Exemption is hereby approved, subject to the following conditions and findings: 
 

1. The deadline for recordation of the Subdivision Exemption Plat shall be on or 
before July 13, 2020.   
 

2. All other terms and conditions set forth in Resolution No. 1, Series of 2020 shall 
remain in full force and effect.   

 
INTRODUCED, READ, AND PASSED THIS ____ day of __________, 2020. 

 
      PLANNING AND ZONING COMMISSION OF  
      TOWN OF CARBONDALE 
   
     By: _____________________________________ 
      Michael Durant 

Chair 



TOWN OF CARBONDALE 
511 COLORADO AVENUE 
CARBONDALE, CO  81623 

 
  Planning and Zoning Commission Agenda Memorandum 

 
          Meeting Date:  5-14-2020 
 
TITLE:     415 Sopris Avenue Drive Minor Site Plan Review  
 
SUBMITTING DEPARTMENT:    Planning Department 
 
Owner:    Michael Wagner 
 
Applicant:    Chris Beebe, The B.C.S Group LLC.    
  
Property Location:    415 Sopris Avenue  
    
Zone District:   Old Town Residential/OTR 
 
Lot Size:    6,600 square feet   
 
Present Land Use:   Vacant Lot   
 
Proposed Land Use: Single Family residence with attached ADU  
   
ATTACHMENTS:      Land Use Application 
     Letter from Peter Davidoff 
     Letter from Siad Mohammadioun 
 
 
 
BACKGROUND 
 
This is an application for a Minor Site Plan Review and Special Use Permit. The 
Commission is required to hold a public hearing and approve the application, deny it or 
continue the public hearing.   
The applicant is proposing to construct a single-family residence with an attached 
accessory dwelling unit. 
 
DISCUSSION 
Under the UDC, a proposed ADU in the OTR zone district must go through a minor site 
plan review before the Planning and Zoning Commission who will issue a decision and 
findings on the application.  

 



 
Comprehensive Plan 
The property is designated as Old Town in the Future Land Use Plan and is the oldest 
neighborhood in town.     
Zoning  
415 Sopris Avenue is entirely within the OTR zone district where an ADU is allowed by 
special use permit/minor site plan review as noted.  
An ADU is allowed to be up 10% of the total lot size up to a maximum of 650 square 
feet, the proposed ADU is 609 square feet in size or about 9.2% of the lot size.  
Setbacks 
 
Front 15 feet  Proposed 15 feet 
Side(s) 5 feet  Proposed 5 feet 
Rear 5 feet  Proposed 14 feet (5 feet required if adjacent to an alley) 
 
The required setbacks in the OTR zone district have been met.   
 
Maximum Impervious Surface  
 
40% maximum impervious allowed, plans indicate 32.8% of the lot will be impervious.    
 
Building Height  
 
The proposed structure is indicated to be 24.5 feet in height with a maximum allowed of 
25 feet.  
 
Parking  
 
Section 5.8.3. of the UDC requires 2.5 parking spaces for the main dwelling, and 2 
spaces for an ADU.   
 
Two spaces are provided in the garage with an additional three space to the side and in 
front of the garage for a total of 5 parking spaces.   All parking is accessed from the 
alley. 
 
Building Design 
 
The front of the structure has variations utilizing “stepping” of the walls and roof.   The 
front door is offset from street located on a stepped back porch.  There is a variation in 
materials on the exterior of the structure that include cedar siding, stone veneer and 
stucco.   
 



The surrounding neighborhood is an eclectic mix of styles and designs.  The types of 
structures range from the Historic Fender to house to more modern designs that are 
similar in nature to the proposed structure.  
   
Standards for Accessory Dwelling Unit  
 
UDC Section 4.4.4.A.1-4 include the following standards for ADUs: 
 
 Only one ADU on the property.  
 ADU’s are required to be attached, except in the OTR Zone district. 
 The detached ADU shall be located on the side or rear of the primary structure. 
 The ADU will have a separate exterior entrance.   
 The ADU will be no more than one bedroom.   
 Separate water and sewer service will not be provided. 
 The ADU will not be under separate ownership.   

The application meets these standards.   
 
Site Plan Review Criteria 
 
A site plan may be approved upon a finding that the application meets all of the 
following criteria: 
 

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

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

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

forth in this Code; or 
 

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

Special Use Permit for ADU  

1. The proposal meets the purposes of the zone district in the OTR zone district, 
specifically care has been taken to meet all criteria, regulations and dimensional 
requirements. The proposed ADU will be contained within the proposed volume 
of the garage/structure.  



2. The special use shall comply with all applicable fire, building, occupancy and 
other municipal code provisions as a building permit will be required for both the 
single-family residence and the ADU; 

3. The special use shall not have a significant traffic impact the neighborhood.   

4. The special use shall not otherwise have an adverse effect upon the character of 
surrounding uses;  

5. The impacts of the proposed use on adjacent properties and the surrounding 
neighborhood or such impacts have been minimized in a satisfactory manner. 

6. The use shall not create a nuisance and such impacts shall be borne by the 
property owners of the property on which the proposed use is located rather than 
by adjacent properties or the neighborhood. 

7. Access to the site is adequate for the proposed use, considering the width of 
adjacent streets and alleys, and safety. 

8. The project is in scale with the existing neighborhood or will be considered to be 
in the scale with the neighborhood as it develops in the immediate future as all 
uses will presently be accommodated within the existing volume of the 
structures. 

9. The project maximizes the use of the site's desirable characteristics, specifically 
the alley access for parking.   

Findings for Approval - Site Plan Review Criteria 
 

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

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

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

forth in this Code  
 

4. Traffic generated by the proposed development will be adequately served by 
existing streets within Carbondale. 
 

RECOMMENDATION:  
  
Staff recommends that the following motion be approved:  Move to approve a Minor 
Site Plan Review for an Accessory Dwelling Unit to be located at 415 Sopris 
Avenue, Carbondale, Colorado, with the following conditions: 



 
Conditions 
 
 

1. All development shall comply with the Site Plans and Building Elevations 
submitted with the application. 

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

 
3. The applicant shall be responsible for all building permit fees, tap fees and other 

associated fees at the time of building permit.   
 

4. 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. 

 
5. The Applicant shall also pay and reimburse the Town for all other applicable 

professional and Staff fees pursuant to the Carbondale Municipal Code. 
 
Prepared By:  John Leybourne                                              
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_____________________The B.C.S. Group, L.L.C. 
Authentic, Spirited Design 

Special Use & Minor Site Plan Review Application 

415 Sopris Avenue, Carbondale, CO 

Applicant: Chris Beebe, The B.C.S. Group, L.L.C.                                            

January 21, 2020 

 

Project Description 

 
We are applying to build an Accessory Dwelling Unit (609 sf) above the Garage of a new Single Family 

Dwelling at the above-referenced property, which will have on-site parking and private access to the unit 

from the alley that comes from 4th Street. The ADU will have dedicated bulk storage at ground level near 

it’s Entry, with roof coverage for both storage and Entry access. The ADU will have a private deck at the 

living space level, and natural light and ventilation from all four sides, and include a separate bedroom, ¾ 

bath, and comfortable Living/Dining and Kitchen space with in-house laundry.  

 

The Owner looks forward to providing affordable residential rental space in Carbondale’s downtown. 



_____________________The B.C.S. Group, L.L.C. 
Authentic, Spirited Design 

Special Use & Minor Site Plan Review Application 

415 Sopris Avenue, Carbondale, CO 

Applicant: Chris Beebe, The B.C.S. Group, L.L.C.                                            

January 21, 2020 

 

Site Data Calculations 
 

1. Dwelling Units: 

a. One Primary Dwelling Unit 

b. One Accessory Dwelling Unit 

2. Lot Size and Dimensions 

a. Lot Size = 6,600 square feet 

b. Lot Dimensions: 60 feet by 110 feet 

c. Minimum Lot Size in OTR = 4,125 square feet 

3. Maximum Building Height 

a. Primary Structure: 25 feet, except those portions of the structure within 5 feet of a side 

setback shall not exceed 20.0 feet 

b. Accessory buildings: 14 feet on lots smaller than 7,000 square feet 

c. Maximum height of proposed building = 24.5’ 

4. Setbacks that shall be maintained (please refer to Site & Landscaping Plan) 

a. Front: 15 feet 

b. Sides: 5.0 feet 

c. Rear: 5.0 feet 

5. Floor areas of the dwelling units 

a. Primary Dwelling Unit: 3,373 square feet (Lower, Main and Upper Levels) 

b. Accessory Dwelling Unit: 609 square feet (10% of Lot Area, or 660 square feet allowed) 

c. Garage: 592 square feet 

6. Area of Impervious Surfaces: 2,165 square feet (32.8% of Lot Area) 

a. 34% of Lot Area, or 2,244 square feet, allowable 

b. See attached Site & Landscaping Plan 

7. The amount of private outdoor open space and bulk storage space 

a. Primary Dwelling Unit private outdoor space: 335 square feet = 25% of Main Level 

living space. 

b. Accessory Dwelling Unit private outdoor space: 

i. Upper Level Deck: 52.0 square feet 

c. Bulk Storage 

i. Primary Dwelling Unit: 5,918 cubic feet provided 

ii. Accessory Dwelling Unit: 221 cu ft provided 

8. Total Landscape Area = 6,600 square feet (Total Lot Area) - 2,165 sq ft (Total Impervious 

Surfaces) = 4,435 square feet 

9. Total Parking Spaces provided = 5 (Please refer to Site & Landscaping Plan) 

10. Adjacent Zone Districts within 300 feet of subject property: 

a. North: O (Sopris Park), R/LD north side of Euclid 

b. East: OTR within 300 feet of subject property 

c. South: R/MD/CF (Carbondale Library), R/MD, R/HD (RFTA housing), R/LD 

 

1149 Vitos Way, Carbondale, Colorado 81623 p. (970) 379-4214 e. bcchris61@gmail.com 
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d. West: OTR within 300 feet of subject property 
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SCALE: 1/8"   =    1'-0" 1
Site & Landscape Plan

SCALE: 1/8"   =    1'-0" 2
Drainage & Utility Plan

FLOOR AREA CALCULATIONS:

HOUSE LOWER LEVEL : 1167 sf
HOUSE MAIN LEVEL: 1,336 sf
HOUSE UPPER LEVEL: 870 sf
HOUSE SUB-TOTAL (ABOVE GRADE): 2,206

ADU: 609 SF = 9.2% OF LOT AREA (10% ALLOWED)

GARAGE: 592 SF

LEGAL DESCRIPTION:
Quarter: SW Section: 34 Township: 7 Range: 88 Subdivision: ORIGINAL
TWNSTE CARBONDALE Block: 17 Lot: 7-8 E. 10 FT. OF EVEN WIDTH OF
OUTLOT 8, BLOCK 17. ORIGINAL TOWNSITE AKA: PARCEL B, GENE
FENDER LOT LINE ADJUSTMENT PLAT, RECEPTION # 831717 6600
SQUARE FEET

PARCEL ID:
2393-343-31-005

TABLE OF CONTENTS:

AS101 YER LOOKIN' AT IT

A101 LOWER & MAIN LEVEL FLOOR PLANS
A102 UPPER & ROOF LEVEL PLANS

A201 BUILDING ELEVATIONS
A202 BUILDING ELEVATIONS

A301 BUILDING SECTIONS

A401 WALL SECTIONS & DETAILS

A701 EXTERIOR DOOR & WINDOW SCHEDULE
A702 INTERIOR DOOR SCHEDULE

SURVEY

S1.1 FOUNDATION PLAN
S2.1 MAIN FLOOR FRAMING PLAN
S2.2 UPPER FLOOR FRAMING PLAN
S2.3 ROOF FRAMING PLAN
S3.1 STRUCTURAL DETAILS & NOTES

GENERAL NOTES:

1. ALL ADHESIVES AND SEALANTS TO BE NON-SOLVENT AND/OR LOW-VOC
2. OWNER WILL COMPLY WITH ALL COMMITMENTS MADE IN THE EFFICIENT BUILDING
PROGRAM CHECKLIST
3. AUTOMATIC OR GRAVITY DAMPERS ARE TO BE INSTALLED ON ALL OUTDOOR AIR
INTAKES AND EXHAUSTS
4. IC-RATED RECESSED LIGHTING FIXTURES ARE TO BE SEALED AT THE
HOUSING/INTERIOR FINISHED AND LABELED TO INDICATE </= 2.0 CFM @ 75 Pa.
5. BLOWER DOOR TEST IS TO BE PERFORMED AND PASSED PRIOR TO INSTALLING
SHEETROCK.
6. ALL INSULATION TO HAVE R-VALUES CLEARLY LABELED ON MATERIAL AND EXPOSED
AT TIME OF INSPECTION AND INSTALLED PER MANUF'S REQUIREMENTS. BLOWN
INSULATION IS TO BE MARKED EVERY 300 sf.
7. ALL DUCTWORK TO BE SEALED WITH LOW-VOC MASTIC
8. BUILDING CAVITIES ARE NOT TO BE USED FOR SUPPLY DUCTING. ALL AIR MOVEMENT
TO BE CONTAINED IN DUCTWORK
9. ALL DUCTS TO BE TESTED PER RESCHECK 4.6.5 SECTION 403.2.2
1O. 50% OF LAMPS IN PERMANENT FIXTURES ARE TO BE HIGH-EFFICACY LAMPS
11. PROGRAMMABLE THERMOSTATS ARE TO BE USED ON ALL ZONES
12. HEAT PUMP THERMOSTATS ARE TO BE INSTALLED ON ALL HEAT PUMPS
13. CIRCULATING SERVICE HOT WATER SYSTEMS ARE TO HAVE AUTOMATIC OR
ACCESSIBLE MANUAL CONTROLS
14. OPERATING MANUALS FOR ALL EQUIPMENT AND APPLIANCES ARE TO BE PROVIDED
TO OWNER UPON COMPLETION OF PROJECT
15. HVAC EQUIPMENT TO BE SIZED PER ACCA MANUAL S BASED ON LOADS PER ACCA
MANUAL J OR OTHER APPROVED METHODS
16. HVAC PIPING CONVEYING FLUIDS ABOVE 105 DEGREES F ARE TO BE INSULATED TO R-
3 MIN.
17. HOT WATER SERVICE PIPES ARE TO BE INSULATED TO R-2 MIN.

APPLICABLE CODES:

1. 2009 INTERNATIONAL RESIDENTIAL CODE
2. 2015 INTERNATIONAL ENERGY CONSERVATION CODE
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415 Sopris Avenue 

Carbondale, Colorado 

January 20, 2020 

On-Street Parking Analysis 

Weekday Morning Parking (January 17, 2020 at 7:30 am) 

 

Sopris Avenue from Weant Boulevard to 4th Street 

No vehicles parked on the street 
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Weekday Evening Parking (January 17, 2020 at 4:45 pm) 

 

Sopris Avenue from 4th Street to Weant Boulevard 

No vehicles parked on the street 
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Weekend Morning Parking (January 18, 2020 at 7:30 am) 

 

Sopris Avenue from 4th Street to Weant Boulevard 

No vehicles parked on the street 
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Weekend Evening Parking (January 18, 2020 at 4:45 pm) 

 

Sopris Avenue from 4th Street to Weant Boulevard 

No vehicles parked on the street 
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Special Use & Minor Site Plan Review Application 

417 Sopris Avenue, Carbondale, CO 

Applicant: Chris Beebe, The B.C.S. Group, L.L.C.                  April 30, 2019 

Adjoining Properties 

 

 
View to the South. Wood fence posts are roughly property line. 

 

 
View to Southwest. T-posts are roughly property line. 
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View to the West. T-posts are roughly property line. 

 

 

 

 

 

 

 

 
View to the Northwest. T-posts on the left are roughly property line; wood posts on right are roughly the northerly 

boundary of the alley. 
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View to the North. Wood fence posts are roughly the northerly boundary of the alley. 

 

 

 

 

 

 

 

 

 
View to the Northeast. White rock and stake to the left and wood stake in the right foreground are roughly 

property  
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View to the East. Wood stakes in the foreground are roughly property line. 

 

 

 

 

 

 
View to the Southeast. White stake in foreground is roughly property line. 
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Subject property as seen from Sopris Avenue. 

 
 

 









TOWN OF CARBONDALE 
511 COLORADO AVENUE 
CARBONDALE, CO  81623 

 
Planning and Zoning Commission  

Memorandum 
  

Meeting Date:  5-14-2020 
 
TITLE:   Plumb Manufacturing LLC. Retail and Medical Marijuana Infused Product 
Manufacturing Operation 
 
SUBMITTING DEPARTMENT:   Planning 
 
APPLICANT:  Plumb Manufacturing, LLC.   
 
OWNERS:  Renee Grossman 
 
LOCATION:  500 Buggy Circle, Carbondale, Units LL4, LL3 and UL 2, UL 3.  
 
ATTACHMENTS:   Application 
   Building Official Memo 
                 
 
BACKGROUND: 
 
Plumb Manufacturing LLC. have submitted an application to operate a retail and 
medical marijuana infused product manufacturing operation (MIP) at 500 Buggy Circle 
Units LL4, LL3 and UL 2 and UL 3.  There has been a MIP operation at this location 
since 2015 but will no longer be located there. The operation will require a building 
permit and review by the Building Official.   
  
DISCUSSION 
 
A retail and medical marijuana infused product manufacturing operation (MIP) is 
allowed through a Special Use Permit in the Commercial Retail Warehouse (CRW/PUD) 
zone district. Cultivation facilities are prohibited within 500 feet of any school or day care 
facility and within 500 feet of any alcohol and drug treatment facility.   Staff have 
determined that the proposed facility is not within the 500-foot limit for schools, daycare 
or treatment facilities. As there was a similar operation at the location, the air filtration 
system will remain and will be verified to be operational before operations may 
commence.  
 

 



The operation will be utilizing a water/ice extraction method for the production of hash 
oil to be used in the products indicated in the application.   
 
PARKING: 
 
The zone district requires one parking space for every three employees. The applicant 
has indicated that there will be 3 employees for the two licenses requiring two spaces. 
As with previous applications for this building parking is to the rear of the building and to 
the front of the units. 
 
TRAFFIC IMPACTS: 
 
As there is no licensed dispensary or retail store on site there is no foreseeable traffic 
impacts other than deliveries and employee traffic that will be similar to the previous 
operation.  
 
STAFF COMMENTS: 
 
The Building Official, John Plano, (memo attached), provided comments to be 
addressed at permit application submittal if needed.   
 
SPECIAL USE PERMIT: 
 
A Special Use must meet the following Special Use Permit criteria:   
 

a. An approved special use shall meet the purposes of the zone district in which it 
will be located and all of the criteria and regulations specified for such use in that 
zone district, including but not limited to height, setbacks and lot coverage; 

 
b. An approved special use shall comply with all applicable fire, building, occupancy 

and other municipal code provisions adopted by the Town of Carbondale for the 
protection of public health, safety and welfare; 

 
c. An approved special use shall not have an adverse impact on the traffic in a 

neighborhood; 
 

d. An approved special use shall not otherwise have an adverse effect upon the 
character of surrounding uses. 

 
e. There are no impacts of the proposed use on adjacent properties and the 

surrounding neighborhood or such impacts have been minimized in a satisfactory 
manner. 

 
f. The impacts of the use, including but not limited to its design and operation, 

parking and loading, traffic, noise, access to air and light, impacts on privacy of 
adjacent uses, and others, shall not create a nuisance and such impacts shall be 



borne by the owners and residents of the property on which the proposed use is 
located rather than by adjacent properties or the neighborhood. 

 
g. Access to the site shall be adequate for the proposed use, considering the width 

of adjacent streets and alleys, and safety. 
 

h. The project is in scale with the existing neighborhood or will be considered to be 
in the scale with the neighborhood as it develops in the immediate future. 

 
i. The project maximizes the use of the site’s desirable, natural characteristics. 

 
j. Where applicable, the use will provide well-located, clean, safe and pleasant 

additional dwelling units in an existing neighborhood. 
 
The Town may impose conditions it feels necessary to ensure that a proposed special 
use meets the purposes in the zoning code and to protect the public health, safety and 
general welfare of the Town and surrounding neighborhood.  The Town has broad 
authority to deny a special use if it determines a proposed use is incompatible with the 
neighborhood.   
 
RECOMMENDED FINDINGS: 
 

a. The proposed use meets the purposes of the Commercial/Industrial PUD zone 
district. 

 
b. The Retail and Medical Marijuana Infused Product Manufacturing Operation shall 

be required to comply with all applicable fire, building, occupancy and other 
municipal code provisions adopted by the Town of Carbondale for the protection 
of public health, safety and welfare. 

 
c. The proposed use does not have an adverse impact on the traffic and parking in 

the neighborhood. 
 

d. The Retail and Medical Marijuana Infused Product Manufacturing Operation does 
not have an adverse effect upon the character of surrounding uses. 

 
e. With the conditions of approval, the impacts of the proposed use on adjacent 

properties and the surrounding neighborhood have been or will be minimized in a 
satisfactory manner. 

 
f. The impacts of the Retail and Medical Marijuana Infused Product Manufacturing 

Operation, including but not limited to its operation, parking, traffic, noise, access 
to air and light, impacts on privacy of adjacent uses, and others, will not create a 
nuisance and such impacts would be borne by the owners and residents of the 
property on which the proposed use is located rather than by adjacent properties 
or the neighborhood. 



 
g. The project is in scale with the existing neighborhood. 

 
h. The project maximizes the use of the site's desirable, natural characteristics. 

 
RECOMMENDATION:  
 
Staff recommends that the following motion be approved:  Move to approve a Special 
Use Permit for the operation of a Retail and Medical Marijuana Infused Product 
Manufacturing Operation to be located at 500 Buggy Circle, Carbondale, Units 
LL4, LL3 and UL 2, UL 3, Carbondale Colorado, with the following conditions: 
 

1. The Special Use Permit shall be limited to a Retail and Medical Marijuana 
Infused Product Manufacturing Operation.   

 
2. All parking shall be limited to the employees of the operation and shall not impact 

the other units in the building nor the surrounding neighborhood. 
 

3. That the operation shall significantly control or mitigate any odor, waste water 
and hazardous material impacts to the Town and surrounding uses.    

 
4. The Applicant shall comply at all times with State Regulations governing the 

operation of a Retail and Medical Marijuana Infused Product Manufacturing 
Operation. 

 
5. The Applicant shall comply at all times with any Town regulations relating to the 

operation and licensing of the Retail and Medical Marijuana Infused Product 
Manufacturing Operation. 

 
6. The Applicant shall comply with all applicable fire and building code provisions 

for the protection of the health and safety of adjacent properties, units and the 
general public.   

 
7. That the Owner is to provide Material Data Safety Sheets (MSDS) to the Town 

for all chemicals on site to be forwarded to the Fire Marshall and the Town Utility 
Director for review.    

 
8. That the applicant shall apply for and receive all required building permits as 

determined by the Building Official before any manufacturing may commence.  
 

9. All representations of the Applicant made before the Town during public hearings 
shall be considered a condition of approval. 

 
 
Prepared By: John Leybourne                                             
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