Town of Carbondale
511 Colorado Avenue
Carbondale, CO 81623

AGENDA
PLANNING & ZONING COMMISSION
THURSDAY, August 11, 2022
7:00 P.M. Carbondale Town Hall & Via Zoom

ATTENTION: All regular Carbondale Planning and Zoning Commission Meetings,
will be conducted in person and virtually via Zoom. If you wish to attend the
meeting virtually, and you have a comment concerning one or more of the
Agenda items, please email msikes@carbondaleco.net by 4:00 p.m. on August 11,
2022. If you would like to comment virtually during Persons Present Not on the
Agenda please email msikes@carbondaleco.net with your full name and email
address by 4:00 p.m. on August 11, 2022

Please click the link below to join the webinar:
https://lzoom.us/webinar/81943716359

1. CALL TO ORDER
2. ROLL CALL

3. 7:00 p.m. —7:05 p.m.
Minutes of the July 28, 2022 meeting...........cccoviiiiiiiiiiiieiiiie s eienieeneennes . oo Attachment A

4. 7:05p.m.—7:10 p.m.
Public Comment for Persons not on the agenda (See instructions above)

5. 7:10 p.m. — 7:30 p.m.
PUBLIC HEARING — Minor Site Plan Review/Conditional Use Permit ................Attachment B
Applicant: John & Marianne Ackerman
Location: 39 Maroon Drive

6. 7:30 p.m. — 8:00 p.m.
PUBLIC HEARING — Minor Site Plan Review/Conditional Use Permit/
Alternative COMPUANCE .......o.iuiiitii i Attachment C
Applicant: PI Carbondale LLC
Location: 1337 County Road 106 (West of 7-Eleven)

7. 8:00p.m.—8:50 p.m.
Comprehensive Plan DISCUSSION .....o.viuiiititititiit it eaeaeeenns Attachment D

8. 8:50 p.m. — 8:55 p.m.
Staff Update

9. 8:55 p.m. -9:00 p.m.
Commissioner Comments

10. 9:00 p.m. — ADJOURN


mailto:msikes@carbondaleco.net
mailto:jleybourne@carbondaleco.net
https://zoom.us/webinar/81943716359

Upcoming P & Z Meetings:
8-25-22 —TBD
9-8-2022 - TBD

Please note all times are approx.
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MINUTES
CARBONDALE PLANNING AND ZONING COMMISSION
Thursday July 28, 2022

Commissioners Present: Staff Present:

Jay Engstrom, Chair John Leybourne, Planner
Marina Skiles Mary Sikes, Planning Assistant
Kim Magee

Nick Miscione
Kade Gianinetti (15t Alternate)

Commissioners Absent:
Nicholas DiFrank, Vice-Chair
Jeff Davlyn

Jarrett Mork

Other Persons Present
Julie Pratt, Land Studio

The meeting was called to order at 7:01 p.m. by Jay Engstrom.

July 28, 2022 Minutes:
Nick made a motion to approve the July 28, 2022 minutes. Marina seconded the motion,
and they were approved unanimously.

Public Comment — Persons Present Not on the Agenda
There were no persons present to speak on a non-agenda item.

PUBLIC HEARING — Red Hill Annexation/Rezoning
Applicant: Town of Carbondale/The Land Studio
Location: Highways 133 & 82, County Road 107

John stated that this is a Petition and application for Annexation for a 25.95-acre
parcel located to the north of the intersection of Highway 133 and Highway 82,
which has been submitted to the Town. He said that the applicant is The Land
Studio Inc. acting on behalf of the Town of Carbondale. He said that the proposal
is to zone the subject property Open Space (OS).

John said that the Town of Carbondale owns a portion of the land in the Annexation
Parcel and Colorado Department of Transportation (CDOT) owns a portion of the
right-of-way necessary to access portions of the lower and upper Red Hill parking
lots. He stated that CDOT also owns a portion of County Road 107 up to and
including the entrance to the Red Hill parking lot access. He explained that CDOT
is also a signatory partner on the Petition.
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John said that when the Town of Carbondale acquired the Red Hill property,
Garfield County and the Town of Carbondale entered into an agreement which
included a requirement that the Town of Carbondale annex the Red

Hill property, including the CDOT portion of right-of-way.

John continued by saying that The Town of Carbondale has completed extensive
trail work on Red Hill and made significant improvements to the lower and upper
parking lots adjacent to Highway 82, achieving the goal of enhancing safety for trail
users who previously had to travel up County Road 107 before reaching the Red
Hill trail network.

John stated that the annexation of this parcel into the Town of Carbondale will
provide recreational opportunities important to both Garfield County and the Town
of Carbondale as well as the Town to provide emergency services to the annexed
property.

John explained that Chapter 4.12, Town Periphery of the Comprehensive Plan indicates
that a portion of the parcel is located in the Phase 1 Potential Annexation Infill area (Figure
4.34). He said that the intent of Phase 1 annexation areas is to promote infill and
development of adjacent areas that already function as a part of the Town.

John said that the location of the parcel is identified as being a gateway to the Town. He
stated that the Comprehensive Plan indicates that this area should provide
enhancements to the gateway. He said that the improvements to the parking area have
not only improved safety but also enhanced the Red Hill Trail Head.

Marina asked how does it improve the entrance to Carbondale?

John explained that there are going to be several kiosks on the property and that Parks
and Rec are looking at doing some enhancements too. He said that now that it is a Town
property, we can do those as well as it being a requirement of the agreement when the
property was purchased.

Nick asked what Aspen Valley Land Trust’'s role is in this as well as Garfield County
Commissioners and Pitkin County?

John explained that Aspen Valley Land Trust and Pitkin County gave the majority of the
money to purchase it.

Jay asked for clarification on annexing a portion of Highway 82 right-of-way.

John explained that is the CDOT part and that is to allow access to the parking lot and
County Road 107.

John said that this was a coordination of many entities, which is was a win for us. He said
that Garfield County did all the work with regards to the parking and the trailheads.
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Julie Pratt from Land Studio said that she could answer any questions.

Motion to close the comment portion of the public hearing

Marina made the motion to close the comment portion of the public hearing. Nick
seconded the motion, and it was approved unanimously.

Nick made a motion to recommend approval to the Board of Trustees the Red Hill
Annexation and the Zoning of the property to Open space (OS). Kade seconded the
motion, and it was recommended unanimously.

Commission Discussion Work Session — Comp Plan Update

The Commission agreed to break their review up into sections of the Comprehensive
Plan Update and tonight the Commission started with the Future Land Use Map (FLUM)

The following were points that the Commission would like to add/revise to the FLUM.

e Stepping of buildings like HCC in New Urban and street frontages.
e Reinforce the western boundary for Carbondale by revising descriptions of
Future Land Uses.

e Open Space (OS) connectivity for the use of said open space.

e New Urban (NU) add more buffer/greenspace to description to make flexibility of
uses.

e Mixed Commercial (MC) change description, make step backs from OS and the
Rio Grande Trail.

e When recommending this Comp Plan Update tell Board that the next complete
Comp Plan Update needs to be in three years.

e Re-open discussion with CDOT to make Highway 133 more pedestrian/bike safe.
Staff Update
John said that more interviews were conducted for various positions.

Mary said that she has received seven home building permit submittals and a
commercial project for remodeling of the second floor of the Dinkel Building.

Commissioner Comments

Marina invited everyone to Mountain Fair.

Nick said that he met with Alan Munoz/Voces Unidas de las Montanas with ideas of
inclusion of the Latinx community on our boards and the Planning Commission. He said
that Alan would love to come talk to the Commission and that he’ll give him some date
options.
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Motion to Adjourn

A motion was made by Marina to adjourn, Nick seconded the motion, and the meeting
was adjourned at 9:10 p.m.

4|Page



TOWN OF CARBONDALE
511 COLORADO AVENUE
CARBONDALE, CO 81623

Planning and Zoning Commission Agenda Memorandum

Meeting Date: 8-11-2022

TITLE: 39 Maroon Drive Minor Site Plan Review

SUBMITTING DEPARTMENT: Planning Department

Owner: John and Marianne Ackerman

Applicant: John and Marianne Ackerman

Property Location: 39 Maroon Drive

Zone District: Residential Low Density

Lot Size: 9240 square feet

Present Land Use: Single Family Residence

Proposed Land Use: Single Family Residence with attached ADU
ATTACHMENTS: Land Use Application

BACKGROUND

This is an application for a Minor Site Plan Review. The Commission is required to hold
a public hearing and approve the application, deny the application or continue the public
hearing.

The applicant is proposing to add a second story above the garage for an accessory
dwelling unit. This renovation will only require internal changes to the structure with no
external changes to the existing home.

DISCUSSION

Under the UDC, a proposed ADU in the R/LD zone district must go through a Minor Site
Plan review and Conditional Use Permit before the Planning and Zoning Commission
who will then issue a decision and findings on the application.



Comprehensive Plan

The property is designated as Developed Neighborhoods in the Future Land Use Plan.
Covenants

The covenants recorded with this phase of the Sopris Meadows Subdivision states:

“No building shall be erected, altered, placed or permitted to remain on any lot
other than a one detached family dwelling not to exceed twenty-six (26) feet in
height...”

Historically, Town staff has discouraged property owners in this neighborhood from
pursuing approvals for ADUs because a ADU may violate the Covenants.

Covenants are usually private agreements between the property owners in a
subdivision.  Recent developments have had covenants approved which allow the
Town to enforce certain items but the covenants for Sopris Meadows do not include this
clause. Staff concluded that the R/LD zoning, which allows ADUs as a conditional use,
should be applied to this and future applications.

The covenants also discuss “detached” family dwelling. The intent is unclear. The
proposed ADU is an attached ADU contained within the existing single-family dwelling.
No exterior alterations or additions are proposed.

Zoning

39 Maroon Drive is entirely within the R/LD zone district where an ADU is allowed by
conditional use permit and a minor site plan review.

Square footage of ADUs shall be allowed as follows:

a. Primary dwelling units that are 1,500 square feet or less shall have a minimum unit
size of 300 square feet and a maximum unit size of 500 square feet.

b. Primary dwelling units that are larger than 1,500 square feet-minimum unit size shall
have a minimum unit size of 300 square feet and up to a maximum unit size of 850
square feet.

The proposed ADU is 696 square feet in size.
Setbacks

The required setbacks in the R/LD zone district have been met by the existing structure
and proposed ADU.

Maximum Impervious Surface

The allowed maximum impervious surface is in conformance.



Building Height

The building height is in conformance at 25 feet, the maximum is 27feet.

Parking

Section 5.8.3. of the UDC requires 2.5 parking spaces for the main dwelling, and 2
spaces for a ADU.

Two spaces are provided in the garage for the Main Dwelling Unit. The applicant has
shown 4 spaces on the driveway. The UDC allows tandem parking in front of a garage.

This may be problematic, and staff would recommend that one of the spaces be moved
to a location to the south west of the existing driveway.

Landscaping

The landscaping is existing and may be improved once the main structure is complete.

Building Design

The proposed changes are break up the mass of the proposed changes with varying
rooflines and materials.

Solar Access

Section 5.12 Solar Access discusses the provision of adequate light to allow solar
access on adjacent properties.

No solar access plan has been submitted and will need to be at building permit .

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;



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.

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 39 Maroon Drive,
Carbondale, Colorado, with the following conditions:

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

2. 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.

3. The Applicant shall also pay and reimburse the town for all other applicable
professional and Staff fees pursuant to the Carbondale Municipal Code.

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

5. The applicant shall submit a solar shading plan at building permit.

Prepared By: John Leybourne
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Town of Carbondale )
511 Colorado Ave Pre-Application Meeting Date / & a a\
Carbondale, CO 81623 C) 00 .00 5922

(970)963-2733 Fees Date Pd

Land Use Application

PART 1 — APPLICANT INFORMATION

Applicant Name: ‘DZ)_N\ i N\O-(\&N\L W{ one Cf'm 3 { ?’ngg

aovlcant aseress:_ 39 OO0 O Cadonndole 0

Y -

E-mail: 2
Owner Name: /Mé"/ |
Address: s @O‘W\ Q/

E-mail: /

Location of Property: provide street address and either 1) subdivision lot and block; or 2) metes and bounds:
A Vamen O Lok 94 EYa 10 Blockd, Srts Medaos A

PART 2 - PROJECT DESCRIPTION

General project description:

Budd - bedenpn adu | apactaent aloowe

QQ(._L L g(}% %&((L&Q_,
Size of Parcel: Et l aﬂf 2 # DweIIing Units: k Sq Ftg Comm: /{7 q@

Type of Application(s): \D(\g 'JVQS_(-N\ (e ﬂ‘(’av

Existing Zoning: Proposed Zoning:

PART 3 — SIGNATURES

| declare that | have read the excerpt from the Town of Carbondale Municipal Code Article 8 Land Use
Fees. | acknowledge that it is my responsibility to reimburse the Town for all fees incurred as a result of

this application.

| declare that the above information is true and correct to the best of my knowledge.

_Zé(;?f _ q/8/27>=

Date '

Slgn;ature of all owngrs of the property must appear before the application is accepted.

ARG~ %ﬁw // 5/ AR / Y/ u/ /// 95/159 22

Owner Signature Date r Signature Bate /
STATE OF COLORADO ) [/
) ss.
COUNTY OF GARFIELD
) Tk
The above and foregoing document was acknowledged before me this I % day of
Ay 202Z by % ay anne /466«%» arnd JOhn .Htkc”m"‘"—

Witness my hand and official
My commission expires: (> Ck 2y 28TuH

SIENNA SOTO SERAFIN
§ NOTARY PUBLIC - STATE OF COLORADO
! NOTARY ID 20204037439
d MY COMMISSION EXPIRES OCT 26, 2024

Notary Public




Roception No. Recorder,

494569 B-982 P-72 06/17/96 03:07P PG 1 OF 1 REC DoC NOT
MILDRED ALSDORF GARFIELD COUNTY CLERK AND RECORDER 6.00 18.25
WARRANTY DEED-
THIS DEED, Mado this 17th dayof June » 1996 , between

SHERYL LYHN HERRINGTON

of the said County of GARPIELD and State of COLORADO , grantor, and
JOHN E. ACKERMAN AND MARIANNE ACKERMAN

DOC FEE $19.25

whose legal address is 0539 LIONS RIDGE ROAD

CARBONDALE, CO 81623
of the said County of GARFIELD and State of COLORADO » grantee:

WITNESS, that the grantor, for aad in considesation of the sum of Ten dollars and other good and
valuable consideration DOLLARS, the receipt and sufficieacy of which is heseby
acknowledgod, has granted, bezgained, sold and conveyed, and by thess prescats docs grant, bargain, sell, coavey and confirm, unto the
granteos, their hoirs and assigns forever, not in tenancy in common but in joint tenancy, all the real property, together with improvements,
if any, situate, lying and being in the said County of GARFPIELD and State of Colorado described as follows:

LOT 9 AND THB

EAST ONE-HALF OF LOT 10

BLOCK 4

S8OPRIS MEADOWS BUBDIVISION NO. 2

COUNTY OF GARFIELD
STATE OF COLORADO

also known by strect and number as: 39 MAROON DRIVE, CARBONDALE, CO 81623

TOGETHER with all and singular the hercditaments and appurtenances thereto belonging, or in anywise appertaining, and the reversion
and reversions, remainder and remainders, reats, issues and profits thereof, and all the estate, right, title, interest, claim and demand what-
soever of the grantor, either in law or equity, of, in and to the above bargalaed promiscs, with the hereditaments and appurtenances.

TO HAVE AND TO HOLD the sald premises above bargained and described, with the appurtenances, uato the grantee, his heirs and
assigns forever. And the grantoc, for himself, bis heirs, and personal representatives, does covenant, grant, bargain, and agree to and with
the grantee, his heirs and assigns, that at the time of the ecasealing and delivery of these prescats, be is well seized of the premises sbove
conveyed, has good, sure, perfect, absolute and indefeasible estate of inheritance, ia law, in feo simple, and has good right, full power and
lawful authority to grant, bargain, sell and convey tha same in manner and form as aforesaid, and that the same are free and clear from all
former and other grants, bargains, sales, liens, taxes, assessmeats, cacumbrances and reatrictions of whatever kind or nature soever, except
easements, restrictions, reservations and rights of way of record, or situate
and in use, and real property taxes for the year 1996, not yet due or payablea.

The grantor shall and will WARRANT AND FOREVER DEFEND the above-bargained premises in the quiet and peaceable possession
of the grantoo, his heirs and assigns, against all and every person or persons lawfully claiming the whole or any part thereof. The singular
number shall include the plural, the plural the singular, and the use of any geader shall be applicable to all genders.

IN WITNESS WHEREOQF, the graator has executed thh‘d*n the date set forth above.

C\\\;.. & ’5(\ l:\\ -\Ae\.. &‘x

) A}
SHERYL L nznn:ﬁ?gou
o _

State of COLORADO )
) ss.
Couaty of GARFIELD )

The focegoing instrument was acknowledged before me this 17th dayof June » 1996
by SHERYL LYNN HERRINGTON T

RSNV o
L5 '}‘/v(:,‘q_\'

A Ve Ly
E 5. &
» SIS
.

QL2508

‘\.:J RS P
. . . . ‘:3.1." \ L
My commission expires May 23, 1997 . Witness my hand and official spal. f' L}Nﬁl@;é- ’5 .
Bondohapess. s
3 e o e
No&ryPubllc PR ,.f,”«;\_' » If_ -
= RETURN TO? T ESTATE-
96028 Stewart Title of Glenwood
ﬁ ‘:A w&mvnmm:m%m) Py fos. 0304 HIGHWAY 133
Rev, 558

CARBONDALE, CO 81623



Permit #: TBD

Address: 39 Maroon Drive
Payer: John & Marianne Ackerman
|valuation i | |Use Tax Total | jo.00 i
301 Building Permit
301 Mechanical Permit
301 Plumbing Permit
303| S - [Plan Check Fees
302 Contractor License
302| S - |BEST Test
305| $ - JUse Tax 3%
306( $ - Use Tax 0.5%
326) $ - |Efficient Bldg Permit Fee
308 Water Meter Sales
309 Water Sales Tax 8.4%
316 Water Tap Fees
316] $ - {Prepaid Water EQR
317 Sewer Tap Fees
317| $ - |Prepaid Wasterwater EQR
324] S - |water Rights Dedication
310} $ - |Developer Dedication /RVR-Hendricks-Kay PUD-Fox Run l
313 $ - |Developer Contribution I
314 $ 900.00 JZoning, Variance, Subdivision
314| S - |Special Use Permit
318| $ - |Development Parking Fees
312) $ - |Park Dedication Town of Carbondale
24 L _{Fxcavation Permits Caroondals 00 sies  970-963-2733
319( S - [Sign Permits
1004] S — |Map Sales Receipt No: 1.176153 May 24, 2022
304] S - |School Fees In Lieu of Land
303 Plan Check Fees ACKERMAN, JOHN & MARIANNE
Prevmus Balance; .00
|Total Fees Due: | $ 900.00 | Maximum of 39 MAROSN&DS]?EBmg 900.00
Total: 900.00
Check T
Check No: 4582 £00.00
heck
Check No: 4583 300.00
fots] hoatiec: 300:00
Change Tendered: .00
plicate Copy

05/24/2022 10:35 AM
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S K PEIGHTAL ENGINEERS

BASALT, COLORADO
970-927-9310

ACKERMAN

ADU

30 MAROON DRIVE
CARBONDALE, CO

ISSUE

00/00/00 PERMIT

SK PEIGHTAL ENGINEERS PROVIDES THE

A-SERIES SHEETS AS A DRAFTING SERVICE

ONLY, AT THE OWNER'S DIRECTION.

A-SERIES DOCUMENTS INDICATE DESIGN BY

THE OWNER. AS DESIGNER, THE OWNER
MAINTAINS THE CUSTOMARY LIABILITIES
AND RESFPONSIBILITIES ASSOCIATED WITH
THAT RESIDENTIAL DESIGN ROLE.

JOB # 21020

TITLE:

FLOOR
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SHEET:
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SK PEIGHTAL ENGINEERS PROVIDES THE
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ONLY, AT THE OWNER'S DIRECTION.
A-SERIES DOCUMENTS INDICATE DESIGN BY
THE OWNER. AS DESIGNER, THE OWNER
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TOWN OF CARBONDALE
511 COLORADO AVENUE
CARBONDALE, CO 81623

Planning and Zoning Commission Agenda Memorandum

Meeting Date: 8-11-2022

TITLE: Pl Carbondale LLC/ LOVA Minor Site Plan Review, Conditional Use
Permit and Alternative Compliance

SUBMITTING DEPARTMENT: Planning Department

Property Owner: Crystal River Marketplace LLC
Applicant: Pl Carbondale LLC/LOVA

Property Location: 1337 County Road 106, Carbondale
Zone District: Planned Community Commercial (PC)
ATTACHMENTS: Land Use Application
BACKGROUND

This is an application for a Minor Site Plan Review, Conditional Use Permit and
Alternative Compliance request. The Alternative Compliance request is for the
landscaping requirement for the parking lot to the rear of the building.

The Planning and Zoning 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 new building for the operation of a Marijuana
establishment.

DISCUSSION
Under the PC zone district, a Marijuana center is a permitted use.
Comprehensive Plan

The property is designated as New Urban in the Adopted 2013 Comprehensive Plan.

Zoning

The Property is zoned as Planned Community Commercial (PC) and is an obsolete
zone district.



Setbacks

The required setbacks are indicated on the submitted site plan as 15 feet to the West
Main Street (County Road 106) side (South) and 1.8 to 2 feet on the East side side of
the lot. The Western side set back is 10.5 feet to 11 feet These are in compliance with
the District standards.

Maximum Impervious Surface

90% of the site is allowed to be impervious with 85.5% impervious in total being
proposed.

Building Design

The applicant is proposing to construct a 2,400 SF one story container building to
replace the existing building on the site. The applicant is proposing that the while the
building faces West Main Street the entrance will be to the North side of the building
adjacent to the parking lot. The building screens the parking area to the North. The
building is broken up by using windows, metal siding panels and wood accents. Staff
met with the applicants several times to review the proposed building and feel that the
design as is proposed is acceptable.

Traffic flow

The parking lot is accessed by a 20 ft road easement from Highway 133 and West Main
Street.

Alternative Compliance

The applicant is seeking alternative compliance on landscaping (UDC Section 5.4) as
the development does not meet the landscape island requirement at the end of parking
rows (C-section 5.4.3.C). The relatively small ot width and unique lot shape presented
challenges to meet for both off-street parking requirements and landscaping
requirements for the desired building size. The parking code requirement for the
“General commercial and retail sales: if structure is: 1,500-10,000-SF” (UDC Section
5.8.3.A. Table 5.8-1) land use is 1 space per 200-SF (gross) of building area which is 12
vehicle parking spaces for the proposed 2,400-SF building.

Staff met with the applicant several times to discuss the issue of the parking land
scaping and there was a consensus that having more of the landscaping to the south of
the building would be more aesthetically pleasing and that the amount of landscaping
exceeds that which is required.

The Alternative Compliance criteria is as below.

Alternative compliance may be approved if the applicant demonstrates that following



criteria have been met by the proposed alternative:

1. Achieves the intent of the subject standard to a better degree than the subject
standard;

2. Advances the goals and policies of the Comprehensive Plan and this Code to a
better degree than the subject standard;

3. Results in benefits to the community that exceed benefits associated with the
subject standard; and

4. Imposes no greater impacts on adjacent properties than would occur through
compliance with the specific requirements of this ordinance

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 the construction of a 2,400 square foot building at 1337
County Road 106 and to approve the Alternative Compliance request from the
Section 5.4.3.C of the Unified Development Code and to approve the Conditional
Use Permit with the following conditions and findings;

. 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.

The Applicant shall also pay and reimburse the Town for all other applicable
professional and staff fees pursuant to the Carbondale Municipal Code.

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



Findings for Approval, Site Plan

A site plan may be approved upon a finding that the application meets all of the
following criteria:

1.

2.

The site plan is consistent with the Comprehensive Plan.

The site plan is consistent with the Fire District Headquarters Campus Planned
Unit Development.

The site plan complies with all applicable development and design standards set
forth in this Code; or

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

Findings for Approval, Alternative Compliance

1.

The proposal achieves the intent of the subject standard to a better degree than
the subject standard due to the increased landscaping along County Road 106.

The proposal advances the goals and policies of the Comprehensive Plan and
this Code to a better degree than the subject standard as parking will be
provided to the rear of the building and enhanced landscaping is provided along
County Road 106

The proposal results in benefits to the community that exceed benefits
associated with the subject standard as it would enhance the look of County
Road 106.

. The proposal imposes no greater impacts on adjacent properties than would

occur through compliance with the specific requirements of this ordinance as it
would provide parking spaces to the rear of the building on the same lot.

Prepared By: John Leybourne
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LOVA Canna Co Carbondale / PI Carbondale - Application

1. LOVA Pre Application Conference Summary

Dates

January 31, 2022
March 16, 2022

Attending

Janet Buck
Amanda Shifrin
Yancy Nichol
Kyle Sanderson
Doug Larson
Bethany Wiskow
Tracy Ehmann
Jenny Hamp

Two Pre-Application Conferences were held on January 31, 2022, and on
March 16, 2022, with Janet Buck from the Town of Carbondale to discuss
Pl Carbondale LLC’s plans to submit an Application for Minor Site Plan
Review, Conditional Use Permit, and Alternative Compliance. The subject
site is located north of Main Street, west of Highway 133 and east of
Hendrick Avenue in Carbondale, Colorado. The subject site will be used

for PI

Carbondale LLC for a proposed development of a new LOVA

Canna marijuana shop in Carbondale. The following items were
discussed at these meetings:

Pl Carbondale LLC is submitting for site plan review for the
proposed the proposed development. This review is required by
the Town of Carbondale as identified in the unified development
code Section 2.5.3. The proposed property is in the Zone District
Planned Commercial (PC). The location is on Main Street and due
to the prominent location, Pl Carbondale LLC is submitting for
Minor Site Plan review although typically a building of this size
would be Administrative Level. The Minor Site Plan Review
proposal is to construct a parking lot and 2,400-SF, one-story
recycled container building that will replace the existing building on
the property that is zoned to district Planned Commercial (PC).

- Parcel B 0.217 acres

The development is seeking alternative compliance on landscaping
(UDC Section 5.4). Specifically, the development does not meet
the landscape island requirement at the end of parking rows (UDC
Section 5.4.3.C). The relative small lot width and unique lot shape
presented challenges to meet both off-street parking requirements
and landscaping requirements for the desired building size.
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= The existing lot is located in the Planned Commercial (PC) Zone
District which is an obsolete zone district. Development is allowed
in obsolete zone districts pursuant to the UDC criteria including the
Appendix for obsolete zone districts. The PC Zone District has a
dimensional standard of 22,500-SF for minimum site area and 150-
ft for minimum lot width. The subject site is approximately 9,444-
SF with a minimum width of 40-ft. The lot is not being subdivided
or redefined, so the development is seeking a Conditional Use
Permit for development of an existing lot in the PC Zone district
that is smaller than the minimum site area and minimum width.

= The Applicant shared a proposed Site Plan along with colored
renderings of the proposed design. The Applicant was asked to
study and revise the design to fit in better with the UDC and current
Carbondale Architecture.

* One introductory meeting was held (January 31, 2022) and one
follow up meeting was held (March 16, 2022) as a formal pre-
application meeting as we are asking for Alternative Compliance to
review design revisions showing a more architectural friendly front
fagade along Main Street, more variety of architectural elements
on the building, some materials changes, improved landscaping
and a proposal to meet parking code.

= Pl Carbondale LLC has met the requirements of the Pre-
Application meeting.

2. Intent of Applications

- As noted in the Pre-Application Conference Summary above, this
document provides the Application materials for Minor Site Plan review,
Conditional Use Permit and Alternative Compliance.

3. Project Narrative

- Minor Site Plan Review

= The existing site has an abandoned, single story building with
water, sewer, electric, gas, and telecommunication services. The
existing building has been used as a single family home and may
have been a shop selling produce for a brief time. The property
borders Main Street on the south, vacant land to the west owned
by Crystal River Marketplace LLC, a gravel and asphalt parking lot
for a two-story wood frame commercial building including a Remax
office owned by Luttrell Property’s to the north, and a 7-11 gas
station owned by 1329 Main Street LLC to the east. The site is very
flat but generally slopes from south to north. Existing vehicle
access to the site is from the north and east off of Highway 133
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between the existing 7-11 gas station building and Remax building
in a 20-ft road easement.

The subject property is planned to be developed with a 2,400-SF,
one-story, recycled container building that will replace the existing
building on the site. The proposed use is a recreational marijuana
shop. Associated site improvements include 12 vehicle parking
spaces on the north side of the building, 4 bike parking spaces near
the southwest corner of the building, concrete sidewalks on 3 sides
of the building, and approximately 1,370-SF of landscaping.
Vehicle access to the site is proposed from the north and east off
of Highway 133 between the existing 7-11 gas station building and
Remax building with other possible access off Main Street from the
south and west within a 20-ft road easement.

Pl Carbondale LLC reviewed traffic generation. Please reference
engineering report attached.

Vehicular Parking for Retail is 1 parking spaces per 200-SF. The
proposed building floor area is 2,400-SF requiring a minimum 12
spaces. 12 parking spaces are proposed including 1 accessible
ADA space. See engineering report attached for details.

Pedestrian paths are proposed on the west side of the building
along Main Street and to the entry of the building off the parking
lot.

Bike Parking requirements are a minimum of 1 bike parking space
per 3 vehicularparking stalls. 12 vehicular parking spaces are
proposed requiring 4 bike parking spaces. 4 bike parking spaces
are proposed and illustrated on the Site Plan which is attached as
an Exhibit.

This Main Street facing building will contain a landscaped
perimeter. The opportunity for an architectural pleasing fagcade is
an important aspect of this project as this location provides great
visibility from Main Street, Highway 133 and the pedestrian/bike
paths that run along the site.

Trash & Recycling will be disposed of in an enclosure on the
northeast corner near parking lot.

The landscape concept is developed to utilize plant materials that
compliment what has been installed near the location to add color
and texture to the building perimeter, to screen the parking lot, to
provide street trees and a common bench space. Western
Colorado appropriate plant materials have been utilized in the
proposed landscape plan. Trees, shrubs, ornamental grasses, and
perennials will be irrigated with an underground drip irrigation
system, and lawn grasses will beirrigated with an underground
irrigation system utilizing water efficient rotating sprinkler system.
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- Architectural Approach

The proposed LOVA location will provide an attractive building and
parcel at the entrance to the Town of Carbondale along the
Highway 133 commercial corridor. The proposed location will
provide an extremely accessible and functional location for
customers.

The proposed 2,400 GSF building is set toward the Southern edge
of the property, on Main Street West of Highway 133. Parking is
located on the Northern part of the lot. The entrance is located on
the North side of the building and the parking is largely screened
from Highway 133 by the proposed landscaping.

The facade is broken up to reduce the visual mass with multiple
materials including glass storefront, painted metal siding panels
and wood accents. The materials both acknowledge Carbondale’s
goal of achieving a sustainable future and contributes to a newer,
more contemporary look. The combination of different materials
further breaks up the look of the building. Refer to the Exhibits to
this Application for additional detail.

- Conditional Use Permit Approach

Pl Carbondale LLC is seeking a Conditional Use Permit for a non-
conforming lot, specifically the development of an existing lot in the
PC Zone district that is smaller than the minimum site area and
minimum width. The existing lot is in the Planned Commercial (PC)
Zone District which is an obsolete zone district. Development is
allowed in obsolete zone districts pursuant to the UDC criteria
including the Appendix for obsolete zone districts. The PC Zone
District has a dimensional standard of 22,500-SF for minimum site
area and 150-ft for minimum lot width. The subject site is
approximately 9,444-SF with a minimum width of 40-ft. The lot is
not being subdivided or redefined.

- Alternative Compliance to Landscaping Proposal

The development is seeking alternative compliance on landscaping
(UDC Section 5.4). Specifically, the development does not meet
the landscape island requirement at the end of parking rows (UDC
Section 5.4.3.C). The relative small lot width and unique lot shape
presented challenges to meet both off-street parking requirements
and landscaping requirements for the desired building size.

The parking code requirement for the “General commercial and
retail sales: if structure is: 1,500-10,000-SF” (UDC Section 5.8.3.A.
Table 5.8-1) land use is 1 space per 200-SF (gross) of building
area which is 12 vehicle parking spaces for the proposed 2,400-SF
building. The project team met with Town staff in two pre-
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application meetings to discuss approaches to combat the
challenge of meeting both the parking and landscape requirements
and ultimately decided to seek alternative compliance on
landscaping in order to meet the parking space count requirement
of 12 spaces.

It should be noted that the total landscaped area proposed is 1,370-
SF or 14.5% of the total lot area. This is 4.5% more landscaping
area than what is required for lots in the PC Zone District (UDC
Section 1.4.3 — Appendix). Also, the project team has taken note
of the Town’s desire to pay special attention to the design of the
south facade of the building and corresponding landscaping
improvements facing Main Street. See design drawings for more
details.

4. Consistency with the Comprehensive Plan

- One criterion for the proposal is that the application be “consistent” with
the Comprehensive Plan and the UDC. This application is consistent with
Carbondale’sComprehensive Plan.

- Comprehensive Plan Future Land Use Designation; “New Urban”

Chapter 4 of Carbondale’s Comprehensive Plan is a critical tool in
helping the community plan future land use. Although the
Comprehensive Plan provides guidance for future land use ‘it is
advisory in nature, laying the foundation for makingchanges to
zoning in the future, but it is neither zoning nor a zoning map.”
(Comp Plan, Pg. 39). The future land use designations set the
“‘general direction” for future development. “Maintaining and
enhancing Carbondale’s small town character is paramount.”

This parcel was designated on the Future Land Use Map as
‘“New Urban.” New Urban includes the following:
(Comprehensive Plan, Pg. 45).

o Urban, pedestrian / bike oriented
o Buildings close to the sidewalks/streets, corner buildings.
o Parking in landscaped lots behind the buildings or in courtyards.

Additionally, the Comprehensive Plan creates a “character
spectrum” along Highway 133. New Urban “balances an urban,
pedestrian/bike friendly feel with the need to accommodate
automobile access and parking on-site. Buildings should be the
focal pointof the site by locating them close to the sidewalks or
pathways along the streetwhile parking should be behind buildings
or located in less visible.
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This application requests site plan approval for a marijuana retail
store. The design of which was specifically tailored to the guidance
provided by the “New-Urban” designation of Carbondale’s
Comprehensive Plan.

- Minor Site Plan, Conditional Use Permit Consistency & Alternative

Compliance with Comprehensive Plan

Carbondale’s Comprehensive Plan sets forth several specific
goals, including implementation measures. (See Chapter 2.3,5).
Below is a discussion of how this Application implements these
specific goals and is otherwise entirely consistent with
Carbondale’s Comprehensive Plan.

Economic Growth, Diversification, and Self-Sufficiency
o Build from Carbondale’s economic strengths to cultivate a
unique role in the regional economy. Continue to cultivate a
business climate that fosters a successful and growing
professional services sector.

Pl Carbondale LLC has been a resident of the
Carbondale community for over 30 years and has
worked to enhance Carbondale life. And now, with
LOVA, is working to enhance the retail sector of
Carbondale by providing jobs and plant medicine.

Pl Carbondale LLC is one of the most unique cannabis
businesses in Colorado working towards their mission
of “We grow plants, people and community”. In every
city and county LOVA has a retail store, they work with
the local community to enhance their surroundings
through trash clean ups, community events, personal
growth of their teams through mentorship and
trainings, and to provide plant medicine for all whether
medicinally or recreationally.

Their focus on sustainability through this recycled
container building will provide an energy efficient
building that reflects the character of Carbondale.

o Capture more local spending.

With the new Pl Carbondale LLC location within a more
densely populated area of Carbondale, our goals and
expectations are that it is in a convenient location with
ample parking so that customers can easily shop and
can use our ATM if needed.

o Enhance the character of the downtown and Highway 133
commercial corridor to make them more attractive and
functional for businesses andcustomers
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* The proposed LOVA location will provide an
attractive building along the Main Street and
Highway 133 commercial corridor. The
proposed location next to the gas station will
provide an extremely accessible and functional
location for customers.

= Ecology and Renewable Energy
o Reduce the demand for energy and produce energy locally.

* The proposed LOVA Canna Building will utilize
approximately 12% of the electrical
consumption from “onsite renewable energy
generation. This will be provided by roof-top
mounted solar array of panels connected to 120
volt power inverters. In addition to solar panels,
the building will use low voltage lighting where
possible such as store fixture displays,
restroom fans/lights and wall displays with track
lighting.

 The exterior of the building has beautiful
landscaping. To enhance the landscaping, low
voltage lighting will be installed to accent the
plants and hardscapes at night. The building
has low voltage lights for both security and to
highlight the building design and features.

* In addition to the renewable energy supply, we
also install “Sense Energy Monitor”’, which
records and provides live time energy use, to
conserve energy and monitor every fixture and
equipment consuming electricity. It will also
alert the store management with daily usage
and provide warnings if higher than average
electric is being consumed.

o Improve watershed health and water quality.

« Grading, drainage, and erosion control plans

are attached as an Exhibitto this Application.

= Diverse, Creative and Educated Community\
o Carbondale is a real town that fosters individuality, diversity,
and respect forone another.

* LOVA stands by its mission of growing plants,
people and community and will actively support
Carbondale and the Roaring Fork Valley
community by providing significant time for
support of other businesses and community
projects especially by hiring from the town itself
providing more jobs.
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+ LOVA will serve all business customers within
the Carbondale community with personal and
professional  customer service treating
everyone with respect, one of LOVA'’s core 10
+ 1 values including respect and integrity. See
attached list of values.

* Through outreach efforts, LOVA will work with
local artists to design specialty local packaging
and apparel and accessories partnerships to
support the local community. See attached for
further details.

5. Alternative Compliance

- Section 5.4 Landscaping Section, specifically 5.4.3.C requires that
landscaped islands separate rows of more than six parking spaces and
are located at the end of parking areas. The relative small lot width and
unique lot shape presented challenges to meet both off-street parking
requirements and landscaping requirements for the desired building size.
The proposal is asking for Alternative Compliance on this specific
landscaping code so that Pl Carbondale LLC will meet the parking
requirement of 12 spaces.

- The project team met with Town staff in two pre-application meetings to
discuss approaches to combat the challenge of meeting both the parking
and landscape requirements and ultimately decided to seek alternative
compliance on landscaping in order to meet the parking space count
requirement of 12 spaces

- The proposal meets the open space requirement.

- It should also be noted that the total landscaped area proposed is 1,370-
SF or 14.5% of the total lot area. This is 4.5% more landscaping area than
what is required for lots in the PC Zone District (UDC Section 1.4.3 —
Appendix). Also, the project team has taken note of the Town’s desire to
pay special attention to the design of the south facade of the building and
corresponding landscaping improvements facing Main Street. See design
drawings for more details.

- The proposal follows all other elements of the landscaping code to ensure
that new landscaping and the retention of existing vegetation are integral
parts of all development and that they contribute added high quality
development, retain and increase property values, conserve water and
improve the environmental and aesthetic character of Carbondale.

- See exhibits attached for additional information.

6. Conditional Use Permit

- The PC Zone District has a dimensional standard of 22,500-SF for minimum
site area and 150-ft for minimum lot width. The subject site is
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approximately 9,444-SF with a minimum width of 40-ft. The lot is not being
subdivided or redefined and meets all other dimensional criteria.

- A site plan showing conformance to the dimensional criteria for the
development in the PC Zone District is attached.

7. Minor Site Plan Review

- A site plan on a dimensioned plat of the property clearly indicating site plan
information.

= See attached exhibits.
- A table of site data calculations indicating:

=  See below and in attached exhibits
LOVA CANNA CARBONDALE SITE INFORMATION

ZONING: PLANNED COMMERCIAL (PC) - OBSOLETE ZONE DISTRICT
TOTAL LOT AREA: 0.217 ACRE (9,444 SF)
MIN DIMENSIONS REQUIRED: 150' WIDTH X 150' DEPTH
MIN DIMENSIONS PROVIDED: 40" WIDTH X 171' DEPTH (ASKING FOR ALTERNATIVE COMPLIANCE)
PROPOSED BUILDING AREA: 2,400 SF (1-STORY)
DIMENSIONAL STANDARDS: 15' FRONT YARD SETBACK (SOUTH/MAIN STREET SIDE)
NO SIDE OR REAR YARD SETBACKS
LANDSCAPING AREA ON SITE: +1,370 SF OR +14.5% (10% MIN REQUIRED)
IMPERVIOUS AREA ON SITE: +3,472 SF OR #36.8% (90% MAX ALLOWED)
COMMON OPEN SPACE: 41,505 SF OR 15.9% (15% MIN REQUIRED)

INCLUDES REQUIRED LANDSCAPING AREA AND
BIKE PARKING AREA

PARKING REQUIREMENTS: GENERAL COMMERCIAL AND RETAIL SALES
1,500 SF - 10,000 SF BUILDINGS
1 SPACE PER 200 GFA (GROSS FLOOR AREA) REQUIRED
2,400 SF / 200 SF = 12 PARKING SPACES REQUIRED

12 PARKING SPACES PROVIDED (1 ADA SPACE)

BIKE PARKING REQUIREMENTS: 1 BIKE SPACE PER 3 VEHICLE SPACES REQUIRED
12 PARKING SPACES / 3 = 4 BIKE PARKING SPACES REQUIRED

4 BIKE PARKING SPACES PROVIDED

- Conceptual building elevations with notes indicating type of construction,
exterior finishes, location of entry doors, decks, and other external
structures;

= The exterior of the building is composed of steel “high-cube”
shipping containers that are clad with painted stealth metal siding
panels. The elevations are enhanced with the addition of painted
wood vertical slat accents, storefront glass, awnings and exterior
lighting, to provide a welcoming aesthetic for customers and
passers-by.

= See attached exhibits
- Sample material boards with proposed facade treatments, roofing
materials, and other relevant building treatments;

10
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= Exterior materials consist of steel panels, wood slat accents, paint
colors, and tinted glass that envelop the building and ground it to
the landscape.

= See attached exhibits
- and e. A final grading plan which shows both present and proposed
drainage. The drainage plan should be submitted by a licensed engineer if
appropriate.

=  See attached exhibits

8. Compliance with Minor Site Plan Approval Criteria 2.5.3

- The Site Plan complies with all applicable development and design
standards setforth in the UDC. The Site Plan is attached as an Exhibit to
this Application.

9. Compliance with UDC Appendix Section 1.4, Zone Districts

- The purpose of the planned commercial district is to accommodate retail
sales, services, and entertainment facilities oriented to serving the needs of
a large portion of the community and which generate substantial volumes
of traffic.

10. Compliance with Dimensional Standards Section 12.3

- The proposed LOVA building complies with the following PC District
Dimensional Standards.

11. Compliance with Allowable Uses Section 1.4.2

- Per our Pre-Application meetings with Janet Buck and the Town, a Retail
Marijuana Shop is a permitted use for the PC Zoned District. It is not directly
defined, however, the Town said it was confirmed we can move forward
with this permitted use in this application.

12. 5.7.3 General Site Layout Standards

- Development Responsive to Site Conditions

= The proposed LOVA development responds to its location at the
Main Street and Highway 133 intersection and will enhance the
view corridors with trees, vegetation, plazas, and low-profile
architecture compatible with its surroundings.

- Building Orientation

11
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» The orientation and positioning of this design was key as it is
located on a Main Street. The recycled building was oriented so
that the street facing fagade is welcoming with multiple dimensions
and in line with the Town of Carbondale’s architectural desires.

- Public Street Frontages

= A raised curb and sidewalk are provided on the sides of the PI
Carbondale building along Main Street. A new (or existing)
pedestrian/bike path along Main Street will connect with sidewalks
along the West side of the retail store’s entrance.

= Sidewalk, and shade trees are provided along both the public
frontage to the North and West of the building, and also to the
South of the building in keeping with the pattern along Highway
133 already in place.

- Pedestrian Environment

= New development shall be sited and designed to encourage
pedestrianactivity on the street.

o The site plan shows sidewalks connecting the back of the
building, Main Street facing, and the front of the building, Main
customer entrance. Pedestrian and bike paths as shown on the
site plan create a strong connection between the Highway 133
corridor and commercial area by way of either sidewalks to and
through the property and along Main Street.

o The site design shall locate pedestrian routes connecting
residential, recreational, and commercial uses to minimize
contact with normal vehiculartraffic. This can be achieved by
designing crossings at traffic stop points, and/or by identifying

12
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crossings with signage, pavement changes, and landscape
features.

o There are no street or traffic crossings on this parcel however,
there aresidewalks connecting to intersection crossings along
Highway 133 and Main Street

Construction of and/or land dedication for pedestrian
improvements may  be required pursuant to the
subdivision/development regulations and/or a development
improvement agreement
o The site plan shows sidewalks connecting to the front and back
of the buildings.

- Underground Utilities

All on-site electric utility, and other utility lines for buildings will be
placed underground pursuant to Section 6.2.12. See attached
exhibits.

13. 5.7.4 General Building Design

- Building Massing and Form

Unless otherwise provided in this Code, building form may vary
widely, as longas certain features of building form are considered:

Buildings shall vary in size and shape within a development that
has more thanone building.

o The proposed recycled building provides variation in size and
shape by incorporating multiple material changes, mass, form,
and height variation, and a plan that promotes the benefits of
the non-standard site configuration.

Buildings shall incorporate human-scaled features at the ground
level to encourage pedestrian use. Examples include articulated
entries and windows, canopies, arcades, recessed entries,
changes in color, material, or texture.

o The proposed building features many architectural elements
that incorporate elements for public and private use. The
service entrance is surrounded by a painted wood facade and
slatted wood canopy to bring a human-scaled aesthetic to the
utilitarian elevation; Enhanced with glazing and changes in
parapet wall heights.

Facade modulation shall be utilized to reduce the apparent bulk of
a largebuilding, where applicable.
o The proposed design brings together multiple forms of varied
sizes, to create depth and reduce the appearance of a large
monolithic building. A section of the Main Street facing facade

13
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has been pushed back to reduce the flat face, and creates a
park-like aesthetic to pedestrian traffic and bikers.

Large, unbroken expanses and long, continuous rooflines shall be
avoided.
o This design avoids large, unbroken, continuous rooflines by

varying the height of multiple parapet walls and engaging
various plan changes that create smaller forms carefully joined
together to create a balanced overall mass and form. Long
elevations have been broken up with the addition of painted
wood slat accents in opposing heights to the main roof
structure.

- Street Corners

Buildings located on street corners shall recognize the importance
of theirlocation by:

Concentrating the tallest portions of the building at the intersection
where theymay “frame” the corner;
o The orientation and positioning of this design was key as it is

located on Main Street. The building is oriented so that the most
prominent corner is facing Main Street. This corner is the tallest
and strongest, which allows the building to hold and frame the
corner. The primary corner perspective displays two public
sides with strong architectural detailing, natural materials,
variations in mass, transparency, and public amenity spaces.

Employing architectural features, such as angled facades,
prominent entrances, a stepped parapet wall, or other unique
building features at the corner; or

o This design begins with a plan configuration that balances the

needs of the pedestrian entry, corner, and public access. The
architectural canopy enhances the human-scale of the building
facade, and pays respect to the Main Street view it faces. These
architectural elements help to define the building individually
but also connect it with the larger context of Carbondale.

Employing similar techniques as approved by the Director.
o This design also features fine detail techniques such as offset

painted metal panel siding with 2" recessed black reveals to
give dimension to an otherwise flat facade. Also, the slatted
wood accent walls offset from the building creating visually
appealing shadowing and interest.

- Building Design Detail

All building facades facing public streets shall be designed with a
similar level ofdesign detail.
o The building considered its “four-sided design” requirement,

with each fagcade being detailed while considering its unique
role in supporting pedestrian and vehicular access. Each

14
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facade has implemented architectural features previously noted
and are all cohesive with the larger building design. Since this
building is located on Main Street, all sides of the building that
will be visible have been taken into account. The shipping
containers themselves have been clad with metal veneer siding
panels that are painted to give it a modern feel that would relate
nicely to the other ongoing projects in the area.

Blank walls void of architectural detailing shall not be permitted.
Exceptions maybe granted for those areas that the Applicant can
demonstrate are not visible from adjacent development or public
rights-of-way.

O

In this design proposal no wall has been stripped of
architectural detailing or consideration. The design is highly
visible from all directions and reflects this by utilizing features
such as alternating materials and recessed shadow lines in
facade materials.

- Primary Entrance

Buildings shall be oriented so that the principal building entrance
faces the principal street or the street providing main access to the
site. In cases where the principal entrance does not face the

principal street, the entrance shall connect tothe street and

adjacent parking areas with sidewalks.

o

The proposed building is located near the corner of a prominent
intersection of Main Street and Highway 133. Given this
location, the building was oriented so that the Main Street
frontage and sidewalk connect seamlessly with the main
entrance and parking lot. Since the entry does not face Main
Street or Highway 133, a public sidewalk was created to
connect the entry and parking to the sidewalk and bike path
along Highway 133.

- Architectural Style

The architectural character of new buildings or additions shall
complement the architectural character of adjacent existing
buildings.

o

When designing this building, the architectural character and
materiality reflects the strength of Carbondale through its use
of natural and long- lasting materials such as steel, wood, and
glass. We also considered new precedent buildings such as the
new City Market adjacent to the site, new developments on
Main Street and from the historical downtown. Our materials
palette and details are used frequently in Carbondale for both
new and old buildings and add this character to the proposed
site by balancing a classic design form with lasting and timeless
materials. These considerations allow the building to be a

15
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unique architectural contributor while relating back to the
context of historic Carbondale.
- Signage
= Signage shall be considered an integral design element of any
building and shallbe compatible with the exterior architecture with
regard to location, scale, color and lettering style, in addition to
complying with the standards of Section 5.9: Signs.

o The signage is integrated into the architectural design and is
consistent with the development. The proposed signage on the
building is appropriately placed to match with the intended
architecture for signage for each building elevation. The sign
size and scale are compatible with the architectural elements
and scale of the building at each location. The sign materials
and style compliment the proposed building materials to provide
a clean, attractive aesthetic. This proposal does not include
signage packet as that will come secondary post receiving
approval for Minor Site Plan, Alternative Compliance and
Conditional Use.

14.Exhibits

- Exhibit A - Land Use Application Form

- Exhibit B - Owner Authorization Letter

- Exhibit C - Neighboring Property Owners

- Exhibit D - Engineering Report & Drawings

- Exhibit E — Landscape Plan

- Exhibit F - Floor Plans, Building Elevations, Sample Material Board &
Renderings

- Exhibit G - Lease / Proof of Ownership

- Exhibit H - List of Values (10+1)

- Exhibit | - Community Outreach
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Land Use Application

PART 1 — APPLICANT INFORMATION

A e e N ————

Applicant Name: P! Carbondale LLC Phone: _720.276.0304

Applicant Address: 1337 106 County Road Carbondale, CO 81623

E-mail: jhamp@pioneerinterests.com

Owner Name: _ Matthew Shifrin Phone: 1201-2802140

Address: 2042 Arapahoe Street, Denver CO 80208

E-mail: matthew@pioneerinterests.com

Location of Property: provide street address and either 1) subdivision lot and block; or 2) metes and bounds:

1337 106 County Road Carbondale, CO 81623

PART 2 — PROJECT DESCRIPTION

A e —

General project description:

PC Zoned Lot to add recycled one-store 2400-SF container building.

Size of Parcel: -217 acre (9,444 SF); Dwelling Units: PROS S Sq|Ftg Comrp: 240085

Type of Application(s): Minor Site Plan Review, Alternative Compliance, Conditional Use Permit

Existing Zoning: __Planned Commercial (PC) Proposed Zoning: _Planned Commercial (PC)

PART 3 — SIGNATURES

A

| declare that | have read the excerpt from the Town of Carbondale Municipal Code Article 8 Land Use
Fees. | acknowledge that it is my responsibility to reimburse the Town for all fees incurred as a result of
this application.

Ve informatjon is true and correct to the best of my knowledge.

S)6 /22

| declare that

Applicant Signature”” Date
Signatu the [property must appear before the application is accepted.
| S/6/22
Owner Signature / Date Owner Signature Date
JENNIFER HAMP

STATE OF COLORADO )) i NOTARY PUBLIC + STATE OF COLORADO

COUNTY OF GARFIELD ) Ny i ploartis
The above and foregoing document was acknowledged before me this é% day of

Mmas 202Z , by A /_V]ajtkm Shifcin

Witness my hand and official M o)
v

My commission expires:( 7 -16-20227 Ty

17
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PIONEER
INTERESTS

VAV

>

May 6, 2022

Town of Carbondale

c/o Janet Buck, Planning
Director511 Colorado Ave.
Carbondale, CO 81623

RE: Authorization Letter for Minor Site Plan Review, Conditional Use Permit
and Alternative Compliance.

Dear Janet,

This letter is to confirm that Pl Carbondale LLC has authorized MODS Client
Services Inc & Sopris Engineering & Pinon Sage to represent it for purposes
of filing land use applications affecting real property leased by Pl Carbondale
LLC within the Town of Carbondale, including Minor Site Plan Review,
Conditional Use Permit and Alternative Compliance. The above- referenced
parties are authorized to submit these applications on behalf of PI
Carbondale LLC.

The contact information for Pl Carbondale LLC is:

Jennifer Hamp

(720) 276-0304
jhamp@pioneerinterests.com

Sincerely,

Matthew Shifrin
CEO
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Exhibit C - Neighboring Property Owners

- Businesses/Residents within 300 feet

o Karadimas Services Air Conditional Store, 1011 CO-133 #220,
Carbondale CO 81623

o 7-11 Convenience Store — 1329 Main Street, Carbondale CO
81623

o Ace Hardware of Carbondale Hardware Store — 1011 CO-133,
Carbondale CO 81623

o No residential within 300 feet. All locations will be notified of the
public hearing 15 days before the hearing takes place along with
a public posting of notification of hearing.
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10.

11.

GENERAL SITE NOTES:

ALL CONTRACTORS AND SUBCONTRACTORS SHALL HAVE A SET OF APPROVED CONSTRUCTION DOCUMENTS ON
SITE AT ALL TIMES.

EXISTING CONDITIONS ARE BASED ON SURVEYS PERFORMED BY SOPRIS ENGINEERING. THE UTILITIES, AS
SHOWN, MAY NOT REPRESENT ACTUAL FIELD CONDITIONS. IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO
OBTAIN LOCATES OF ALL EXISTING UTILITIES PRIOR TO CONSTRUCTION.

IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO LOCATE AND POTHOLE ALL EXISTING UTILITIES TO VERIFY
DEPTH PRIOR TO ANY CONSTRUCTION ACTIVITIES.

EXISTING AND PROPOSED CONTOURS ARE AT 0.5 FT INTERVALS.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE LOCATIONS AND PROTECTION OF ALL EXISTING UTILITIES
SHOWN AND NOT SHOWN ON THESE PLANS. THESE UTILITIES EITHER UNDERGROUND OR OVERHEAD, SHALL BE
MAINTAINED IN CONTINUOUS SERVICE THROUGHOUT THE ENTIRE CONSTRUCTION PERIOD. THE CONTRACTOR
SHALL BE RESPONSIBLE AND LIABLE FOR ANY DAMAGE TO, OR INTERRUPTION OF SERVICES CAUSED BY THE
CONSTRUCTION.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROTECTING EXISTING CONDITIONS OUTSIDE THE DESIGNATED
IMPROVEMENT AREA FROM DAMAGE. ANY DAMAGE TO EXISTING AREAS OUTSIDE THE DESIGNATED
IMPROVEMENT AREA DURING CONSTRUCTION SHALL, AT A MINIMUM, BE RESTORED TO A STATE EQUAL TO ITS
PRE-CONSTRUCTION STATE.

THE CONTRACTOR SHALL PERFORM THE WORK ACCORDING TO ALL LOCAL GOVERNMENT, COUNTY, STATE, AND
FEDERAL SAFETY AND HEALTH REGULATIONS. IN PARTICULAR, THE "TRENCHING" AND "OPEN EXCAVATION"
OPERATIONS SHALL COMPLY WITH ALL CURRENT O.S.H.A. REGULATORY REQUIREMENTS..

CONTRACTOR SHALL NOTIFY ALL PUBLIC OR PRIVATE UTILITY OWNERS FORTY-EIGHT HOURS PRIOR TO
COMMENCEMENT OF WORK ADJACENT TO THE UTILITY.

ALL GEOTECHNICAL RECOMMENDATIONS TO BE ADHERED TO.

EARTHWORK, EROSION AND SEDIMENT CONTROL NOTES:
EXISTING AND PROPOSED CONTOURS ARE AT 0.5' INTERVALS.

THE CONTRACTOR SHALL MAINTAIN SEDIMENT AND EROSION PROTECTION THROUGHOUT THE CONSTRUCTION
OPERATION.

ALL LANDSCAPED AREAS OUTSIDE OF THE CONSTRUCTION DISTURBANCE ZONE SHALL BE REVEGETATED PER
LANDSCAPE SPECIFICATIONS AS SOON AS POSSIBLE AFTER GRADING IS COMPLETE. SEEDING TO BE APPLIED BY
HYDROMULCH TECHNIQUES BY A QUALIFIED CONTRACTOR AND/OR OTHER TECHNIQUES PURSUANT TO
RECOMMENDATION BY THE LANDSCAPE ARCHITECT OR OTHER CONSULTANTS.

SILT FENCE ON THE DOWNHILL SIDE OF ANY DISTURBED AREA SHALL BE CONSTRUCTED PRIOR TO COMMENCEMENT
OF SITE GRADING.

TOPSOIL SHALL BE STOCKPILED TO THE EXTENT PRACTICAL ON SITE FOR USE ON AREAS TO BE REVEGETATED.
ANY AND ALL STOCKPILES SHALL BE APPROPRIATELY LOCATED AND PROTECTED FROM EROSIVE ELEMENTS.

VEHICLE TRACKING CONTROL DEVICES (MUD RACKS) SHALL BE PROVIDED AT CONSTRUCTION ENTRANCES. THE
CONTRACTOR IS RESPONSIBLE FOR MAINTENANCE OF THESE DEVICES, AND IS RESPONSIBLE FOR ANY TRACKING
OF SEDIMENT ONTO THE ROADWAYS. ROADWAYS ARE TO BE KEPT CLEAN THROUGHOUT THE CONSTRUCTION
PHASE.

THE CONTRACTOR SHALL CONTAIN HIS CONSTRUCTION OPERATIONS TO THE SITE BOUNDARIES AND SPECIFIED
RIGHT OF WAY. THE CONTRACTOR SHALL NOT OPERATE OUTSIDE THIS AREA WITHOUT THE PRIOR EXPRESSED
CONSENT OF THE OWNERS.

DUST CAUSED BY EXCAVATION, TOPSOIL REMOVAL OPERATIONS, OR ROAD BASE PLACEMENT SHALL BE
CONTROLLED BY THE CONTRACTOR AT HIS EXPENSE. THE ENGINEER OR TOWN MAY REQUIRE THE CONTRACTOR
AT ANY TIME TO DISCONTINUE CONSTRUCTION ACTIVITIES UNTIL DUST EMISSIONS ARE MITIGATED.

THE CONTRACTOR WILL BE REQUIRED TO FURNISH AND APPLY A DUST PALLIATIVE ON THE SITE AS DIRECTED BY
THE TOWN. DUST PALLIATIVE MAY CONSIST OF WATER OR A NON-POLLUTING SOLUTION. SPREADING OF WATER OR
WATER MIXTURE SHALL BE DONE WITH ACCEPTABLE SPRINKLING EQUIPMENT. ALL DUST CONTROL SHALL EXTEND
BEYOND THE CONSTRUCTION AREA PROPER TO THE SIDE STREETS ENTERING AND EXISTING THE PROJECT, WHERE
MUD AND DIRT FROM CONSTRUCTION EQUIPMENT, AS WELL AS LOCAL TRAFFIC, MAY GET ONTO THE SIDE STREETS.
CLEANUP OF THESE AREAS WILL BE REQUIRED AS NECESSARY OR AS DIRECTED BY THE TOWN.

CONTRACTOR TO UTILIZE "BEST MANAGEMENT PRACTICES" TO CONTROL EROSION AND SEDIMENTATION DURING
CONSTRUCTION. NO SEDIMENT SHALL LEAVE SITE DURING CONSTRUCTION.

CONTRACTOR RESPONSIBLE FOR INSTALLATION, MAINTENANCE, INSPECTION, REPAIR AND REMOVAL OF
TEMPORARY EROSION CONTROLS.

STORM WATER MANAGEMENT NOTES:

ALL CONSTRUCTION PROJECTS WITH UNSTABILIZED DISTURBANCE AREAS OVER 1 ACRE, SUBJECT TO EROSION,
REQUIRE A CONSTRUCTION STORMWATER MANAGEMENT PERMIT FROM THE COLORADO DEPARTMENT OF PUBLIC
HEALTH & ENVIRONMENT (CDPHE), WATER QUALITY CONTROL DIVISION (WQCD).

THE PERMIT APPLICANT(S) IS THE OWNER AND THE OWNER'S REPRESENTATIVE(S). THE CERTIFICATION UNDER THE
PERMIT REQUIRES THAT SPECIFIC ACTIONS BE PERFORMED AT DESIGNATED TIMES. THE OWNER AND/OR THE
OWNER'S REPRESENTATIVE(S) ARE LEGALLY OBLIGATED TO COMPLY WITH ALL TERMS AND CONDITIONS OF THE
CERTIFICATION.

STORMWATER MANAGEMENT PLANS (SWMPs) ARE REQUIRED FOR ALL PROJECTS REQUIRING A CONSTRUCTION
STORMWATER DISCHARGE PERMIT AND SHALL BE MAINTAINED AND UPDATED ON SITE. THE PERMIT HOLDER MUST
IMPLEMENT, MAINTAIN AND INSPECT STORMWATER AND EROSION CONTROLS DELINEATED ON THE SWMPs UNTIL
THE SITE IS PERMANENTLY STABILIZED AND THE PERMIT IS INACTIVATED. THE PERMIT COVERS ALL WORK ON THE
PROJECT INCLUDING WORK PERFORMED BY SUB-CONTRACTORS AND OTHER ENTITIES. IT IS RECOMMENDED BY
THE WQCD THAT A SWMP ADMINISTRATOR BE DESIGNATED FOR THE PROJECT. THE SWMP MUST BE KEPT ON SITE
FOR USE BY THE ADMINISTRATOR AND REVIEW BY WQCD PERSONEL OR CITY.

THE SWMP SHALL BE PREPARED IN ACCORDANCE WITH GOOD ENGINEERING PRACTICES, HYDROLOGIC AND
POLLUTION CONTROL PRACTICES. THE SWMP NEED NOT BE PREPARED BY A REGISTERED ENGINEER. THE
OBJECTIVE OF THE PLAN SHALL BE TO IDENTIFY BEST MANAGEMENT PRACTICES (BMPS) WHICH WHEN
IMPLEMENTED WILL MEET THE TERMS AND CONDITIONS OF THE GENERAL PERMIT. THE SWMP SHOULD BE
AMENDED AS NEEDED TO REFLECT THE CHANGES/IMPROVEMENTS MADE.

THE PERMIT REQUIRES THAT INSPECTION OF THE STORMWATER MANAGEMENT SYSTEM BE PERFORMED AT LEAST
EVERY 14 DAYS AND AFTER ANY PRECIPITATION OR SNOWMELT EVENT OCCURS. INSPECTION REPORTS MUST BE
MAINTAINED ON SITE AND MADE AVAILABLE FOR REVIEW BY WQCD PERSONEL ALL REQUIRED REPAIRS SHALL BE
COMPLETED AND MADE IN A TIMELY MANNER, NO LESS THAN 7 DAYS AFTER ANY PRECIPITATION/RUNOFF EVENT.
ACCUMULATED SEDIMENT AND DEBRIS SHALL BE REMOVED FROM ANY SEDIMENT TRAPPING DEVICE OR AT ANY

TIME THAT THE SEDIMENT OR DEBRIS ADVERSELY IMPACTS THE FUNCTIONING OF THE SEDIMENT-TRAPPING DEVICE.

THE OBJECTIVE OF THE STORM WATER MANAGEMENT PLAN INCLUDES BUT IS NOT LIMITED TO MINIMIZING THE
AMOUNT OF DISTURBED SOIL, PREVENTING RUNOFF FROM OFF-SITE OR UNDISTURBED AREAS FROM FLOWING
ACROSS DISTURBED AREAS, SLOWING DOWN THE RUNOFF FLOWING ACROSS THE CONSTRUCTION SITES AND
REMOVING/CONTROLLING POTENTIAL SEDIMENT IN RUNOFF FROM ON-SITE DISTURBED AREAS TO PREVENT
SEDIMENTATION OF SENSITIVE UNDISTURBED AREAS.

A COPY OF THESE PLANS MUST BE KEPT ON SITE, FOR READY AVAILABILITY TO THE OPERATOR, AND SO THAT
DIVISION OR EPA PERSONNEL CAN REVIEW IT DURING AN INSPECTION. IF AN OFFICE LOCATION IS NOT AVAILABLE
AT THE SITE, THE SWMP MUST BE MANAGED SO THAT IT IS AVAILABLE AT THE SITE WHEN CONSTRUCTION
ACTIVITIES ARE OCCURRING (e.g., BY KEEPING THE SWMP IN A SUPERINTENDENT'S VEHICLE.)
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LOVA CANNA CARBONDALE SITE INFORMATION

ZONING:

TOTAL LOT AREA:

MIN DIMENSIONS REQUIRED:
MIN DIMENSIONS PROVIDED:
PROPOSED BUILDING AREA:

DIMENSIONAL STANDARDS:

LANDSCAPING AREA ON SITE:

IMPERVIOUS AREA ON SITE:

COMMON OPEN SPACE:

PARKING REQUIREMENTS:

BIKE PARKING REQUIREMENTS:

PLANNED COMMERCIAL (PC) - OBSOLETE ZONE DISTRICT

0.217 ACRE (9,444 SF)

150" WIDTH X 150' DEPTH

40' WIDTH X 171' DEPTH (ASKING FOR ALTERNATIVE COMPLIANCE)

2,400 SF (1-STORY)

15' FRONT YARD SETBACK (SOUTH/MAIN STREET SIDE)
NO SIDE OR REAR YARD SETBACKS

+1,370 SF OR +14.5% (10% MIN REQUIRED)
+3,472 SF OR +36.8% (90% MAX ALLOWED)

+1,505 SF OR 15.9% (15% MIN REQUIRED)
INCLUDES REQUIRED LANDSCAPING AREA AND
BIKE PARKING AREA

GENERAL COMMERCIAL AND RETAIL SALES

1,500 SF - 10,000 SF BUILDINGS

1 SPACE PER 200 GFA (GROSS FLOOR AREA) REQUIRED
2,400 SF / 200 SF = 12 PARKING SPACES REQUIRED

12 PARKING SPACES PROVIDED (1 ADA SPACE)

1 BIKE SPACE PER 3 VEHICLE SPACES REQUIRED
12 PARKING SPACES / 3 = 4 BIKE PARKING SPACES REQUIRED

4 BIKE PARKING SPACES PROVIDED

GENERAL NOTES:

1. CONTRACTOR TO VERIFY THAT ALL PIPES, CONDUITS, AND
SLEEVES RELATED TO STORM, IRRIGATION, LIGHTING, AND
OTHER UTILITY IMPROVEMENTS ARE INSTALLED PRIOR TO ANY
CONCRETE OR ASPHALT CONSTRUCTION ON THE PROJECT.

2. SEE LANDSCAPE PLANS FOR TREE, PLANTING, AND IRRIGATION
IMPROVEMENTS DESIGN.

3. SEE ARCHITECT AND/OR MEP DRAWINGS FOR LIGHTING
IMPROVEMENTS DESIGN.

4. STORM PIPE - 8" DIAMETER OR SMALLER SHALL BE SDR-35
GASKETED PIPE (OR APPROVED EQUAL).

STORM PIPE - LARGER THAN 8" DIAMETER SHALL BE ADS N-12
WATER TIGHT PIPE (OR APPROVED EQUAL).
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GENERAL NOTES:

1. CONTRACTOR TO VERIFY THAT ALL PIPES, CONDUITS, AND
SLEEVES RELATED TO STORM, IRRIGATION, LIGHTING, AND
OTHER UTILITY IMPROVEMENTS ARE INSTALLED PRIOR TO ANY
CONCRETE OR ASPHALT CONSTRUCTION ON THE PROJECT.

2. SEE LANDSCAPE PLANS FOR TREE, PLANTING, AND IRRIGATION

IMPROVEMENTS DESIGN.

3. SEE ARCHITECT AND/OR MEP DRAWINGS FOR LIGHTING
IMPROVEMENTS DESIGN.

4. STORM PIPE - 8" DIAMETER OR SMALLER SHALL BE SDR-35

GASKETED PIPE (OR APPROVED EQUAL).

STORM PIPE - LARGER THAN 8" DIAMETER SHALL BE ADS N-12
WATER TIGHT PIPE (OR APPROVED EQUAL).
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GENERAL NOTES:

1. CONTRACTOR TO VERIFY THAT ALL PIPES, CONDUITS, AND
SLEEVES RELATED TO STORM, IRRIGATION, LIGHTING, AND
OTHER UTILITY IMPROVEMENTS ARE INSTALLED PRIOR TO ANY
CONCRETE OR ASPHALT CONSTRUCTION ON THE PROJECT.

2. SEE LANDSCAPE PLANS FOR TREE, PLANTING, AND IRRIGATION
IMPROVEMENTS DESIGN.

3. SEE ARCHITECT AND/OR MEP DRAWINGS FOR LIGHTING
IMPROVEMENTS DESIGN.

4. STORM PIPE - 8" DIAMETER OR SMALLER SHALL BE SDR-35
GASKETED PIPE (OR APPROVED EQUAL).

STORM PIPE - LARGER THAN 8" DIAMETER SHALL BE ADS N-12

WATER TIGHT PIPE (OR APPROVED EQUAL).
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CATCH VARIES,
SEE PLANS

< SLOPE VARIES

SLOPE VARIES

X

TN

N

\

STRIP ALL TOPSOIL AND
OVERBURDEN TO CLEAN PITRUN,
SCARIFY AND RECOMPACT
SUBGRADE A MINIMUM OF 8"
DEPTH TO 95% STANDARD PROCTOR

TYPICAL PARKING

LOT SECTION
N.T.S.

9" CLASS 6 AGGREGATE BASE
COURSE COMPACTED TO 95%
STANDARD PROCTOR

CATCH VARIES,
SEE PLANS

PER PLANS

%" EXPANSION JOINT
| WHERE REQUIRED

BROOM FINISH

C

N i

2" CLASS 6 AGGREGATE BASE
COURSE COMPACTED TO 95%
STANDARD PROCTOR

SCARIFY AND RECOMPACT
SUBGRADE A MINIMUM OF 8"
DEPTH TO 95% STANDARD PROCTOR

2I|
NOTES:
1. EXPANSION JOINTS: 100' ON CENTER AND AT DRIVEWAYS.
2. DUMMY JOINTS: 1" DEEP BY %" - %" WIDTH AT INTERVALS
EQUAL TO SIDEWALK WIDTH.
3. USEY," RADIUS ON ALL EDGES.
4. USE 6" DEPTH OF CONCRETE ON ALL DRIVEWAYS.
5. CURE FOR 72 HOURS USING CURING COMPOUND, PLASTIC COVERING OR MOISTURE.
6.

USE 3750 PSI CONCRETE WITH FIBERMESH ADDITIVE AT 1 - % LBS./C.Y. MAXIMUM SLUMP 4",

CONCRETE SIDEWALK

N.T.S.
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| May 2, 2022

Pioneer Interests

c/o Matthew Shiffrin

2042 Arapahoe St,

Denver, CO 80205

Email: matthew@pioneerinterests.com

RE: Lova Canna — Carbondale — Engineering Report, SE Job #31226.01
Dear Matthew,

Sopris Engineering, LLC (SE) has prepared the following report in support of the proposed development of a new Lova
Canna marijuana shop in Carbondale. The subject site is located north of Main Street, west of Highway 133, and east
of Hendrick Drive. The property is just west of and adjacent to the 7-11 gas station and convenience store near the
Main Street and Highway 133 roundabout. The information presented in this report is for a Minor Site Plan Review
application that meets the criteria and requirements within the Town’s Unified Development Code (UDC).

Background and Project Summary

The subject property is planned to be developed with a 2,400-SF, one-story, recycled container building that will
replace the existing building on the site. The proposed use is a recreational marijuana shop. Associated site
improvements include 12 vehicle parking spaces on the north side of the building, 4 bike parking spaces near the
southwest corner of the building, concrete sidewalks on 3 sides of the building, and approximately 1,370-SF of
landscaping. Vehicle access to the site is proposed from the north and east off of Highway 133 between the existing
7-11 gas station building and Remax building with other possible access off Main Street from the south and west
within a 20-ft road easement. The development is seeking approval of a Minor Site Plan review, Conditional Use
Permit for a non-conforming lot, and Alternative Compliance on landscaping.

Existing Conditions

The existing site has an abandoned, single story building with water, sewer, electric, gas, and telecommunication
services. The existing building has been used as a single family home and may have been a shop selling produce for
a brief time. The property borders Main Street on the south, vacant land to the west owned by Crystal River
Marketplace LLC, a gravel and asphalt parking lot for a two story wood frame commercial building including a Remax
office owned by Luttrell Propertys to the north, and a 7-11 gas station owned by 1329 Main Street LLC to the east.
Soils are assumed to match the soils found in surrounding developments including the Carbondale Marketplace
Subdivision to the west which generally consist of a layer of topsoil (+6” - 8”), a layer of overburden (+6” - 12”), and
a large layer of gravel/sand/cobbles (essentially pitrun type material) beneath. The site is very flat but generally
slopes from south to north. Existing vehicle access to the site is from the north and east off of Highway 133 between
the existing 7-11 gas station building and Remax building in a 20-ft road easement.

Conditional Use Permit

The existing lot is located in the Planned Commercial (PC) Zone District which is an obsolete zone district.
Development is allowed in obsolete zone districts pursuant to the UDC criteria including the Appendix for obsolete
zone districts. The PC Zone District has a dimensional standard of 22,500-SF for minimum site area and 150-ft for
minimum lot width. The subject site is approximately 9,444-SF with a minimum width of 40-ft. The lot is not being
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subdivided or redefined so the development is seeking a Conditional Use Permit for development of an existing lot
in the PC Zone district that is smaller than the minimum site area and minimum width.

Alternative Compliance

The development is seeking alternative compliance on landscaping (UDC Section 5.4). Specifically, the development
does not meet the landscape island requirement at the end of parking rows (UDC Section 5.4.3.C). The relative small
lot width and unique lot shape presented challenges to meet both off-street parking requirements and landscaping
requirements for the desired building size.

The parking code requirement for the “General commercial and retail sales: if structure is: 1,500-10,000-SF” (UDC
Section 5.8.3.A. Table 5.8-1) land use is 1 space per 200-SF (gross) of building area which is 12 vehicle parking spaces
for the proposed 2,400-SF building. The project team met with Town staff in two pre-application meetings to discuss
approaches to combat the challenge of meeting both the parking and landscape requirements and ultimately decided
to seek alternative compliance on landscaping in order to meet the parking space count requirement of 12 spaces.

It should be noted that the total landscaped area proposed is 1,370-SF or £14.5% of the total lot area. This is +4.5%
more landscaping area than what is required for lots in the PC Zone District (UDC Section 1.4.3 — Appendix). Also,
the project team has taken note of the Town’s desire to pay special attention to the design of the south facade of
the building and corresponding landscaping improvements facing Main Street. See design drawings for more details.

Vehicle Access

Vehicles will access the subject site from Highway 133 to the north and east of the property with other possible
access from Main Street to the south and west of the property. There is an existing 20-ft Road Easement (B418 P190
R24937 & B548 P557) that is centered on the property boundary between Luttrell Propertys and 1329 Main Street
LLC. The easement then follows (and is centered on) the north property line of the subject site and then extends
through the Crystal River Marketplace LLC property to the west ending at the Main Street ROW boundary. Emergency
access to the site will be from the these locations or could be accessed from the 7-11 parking lot off Main Street.

Traffic Review

SE reviewed the traffic generated for a marijuana dispensary utilizing the 10" Edition of the Institute of
Transportation Engineers (ITE) Manual. The ITE Manual Section 882 for a Marijuana Dispensary states that the
Average Trip Generation Rate on a weekday, AM Peak Hour is 20.88 trips per 1,000 SF of Gross Floor Area and PM
Peak Hour is 29.93 trips per 1,000 SF of Gross Floor Area. Therefore, the estimated AM and PM Peak Hour Trips are:

20.88 trips / 1,000 SF x 2,400-SF = 50.11 trips (AM Peak Hour)
29.93 trips / 1,000 SF x 2,400-SF = 71.83 trips (PM Peak Hour)

Drainage

The subject site will be increasing impervious area from the existing condition which will require stormwater
detention. The development is proposing to collect roof drainage in gutters and roof drains and to pipe that drainage
to an onsite drywell structure located in the parking lot area. Surface drainage in the parking lot area will generally
be directed to a surface inlet directly above the drywell structure. The proposed concrete sidewalk and landscape
areas on the south side of the building will generally direct surface runoff to the storwater system within Main Street.
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A drywell is a BMP (Best Management Practice) that incorporates manhole structures with perforated barrel sections
at the deeper depths. Washed, screened rock is installed around the exterior of the perforated barrel section. When
sub-soils are capable of moderate to high infiltration rates (which is expected on this site), drywells are considered
to be a viable BMP. They dramatically reduce the increased runoff and volume of stormwater generated from
surrounding impervious area and promote infiltration; thereby improving the water quality of the stormwater runoff.

The system will be designed to detain the entire 100-year, 1-hour storm event in the storm infrastructure.
Conclusions of the system design are anticipated to suggest that no adverse impacts to the subject property or
surrounding properties will result from the proposed development. A drainage report with calculations and
supporting analysis for the storwater drainage and detention system will be provided at Building Permit.

Construction Erosion Control

Temporary erosion control will be addressed at Building Permit. A state stormwater permit for erosion control will
not be necessary because the total disturbance area is less than 1.0 acre. The site will utilize erosion control which
includes best management practices (BMPs) such as silt fence, log wattles, and truck tracking control onsite.

Utilities

Domestic Water System

The subject site falls within the Town of Carbondale’s water service area. An existing water service is located on the
south side of the lot from a water main located in Main Street. The existing service is to be located and verified that
the size and condition of the service is sufficient for use for the proposed building. If the water service size or
condition are not adequate, a new water service will be proposed. All water improvements will be in compliance
with the Town’s rules, regulations, and specifications. See utility design drawings for more details. Final details will
be addressed at Building Permit.

A fire hydrants exists at the northeast corner of Hendrick Drive and Main Street which is +175-ft from the center of
the proposed building. SE will reach out to the fire department to verify that this hydrant will provide adequate
service for development on the subject site at Building Permit.

Sanitary Sewer System

The subject site falls within the Town of Carbondale’s sanitary sewer service area. There is a sanitary sewer service
to the existing building but the location is unknown. It is assumed to be from the north side of the property. The
existing service is to be located and verified that the size and condition of the service is sufficient for use for the
proposed building. If the sewer service size or condition are not adequate, a new service will be proposed. All
sanitary sewer improvements will be in compliance with the Town’s rules, regulations, and specifications. See utility
design drawings for more details. Final details will be addressed at Building Permit.

Electric/Telephone/Cable

Xcel Energy, Comcast, Century Link, and Ting Internet utility conduits will be extended to the proposed building. Xcel
power service will be from the existing transformer located near the southeast corner of the property. Comcast
service will be from the existing pedestal located near the south property line. CenturyLink service will be from the
existing pedestal located near the southeast corner of the property. Ting Internet service will be from the existing
handhole located west of the property at the northeast corner of Hendrick Drive and Main Street. The size and
number of utility conduits will be verified at Building Permit. See utility design drawings for more details.
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It should be noted that the power pole located at the southwest corner of the property is to be removed along with
the overhead utility lines that extend to the existing power pole at the southeast corner of the property. The
overhead utility lines are telecommunication service drops that served the existing building on the site. SE confirmed
with Xcel that there is not a power line between these two poles. See utility design drawings for more details.

Natural Gas

Black Hills Energy has a service line to the existing building and a meter on the site. The proposed building does not
anticipate to have gas service needs. The existing gas service and meter are proposed to be removed and capped
per Black Hills standards. Details will be confirmed at Building Permit. See utility design drawings for more details.

EQR Analysis

The following describes analysis prepared by SE for the number of EQR’s generated for the existing and proposed
uses on the site, and the net difference in water consumption. SE has assumed 350 gal/day per EQR for water use
and 300 gal/day per EQR for sewer use. It should be noted that this analysis should not be considered final and the
number of EQR’s and water usage will be determined by the Town attorney and Town water rights engineer. This
analysis is for estimation and information purposes only.

In this analysis, the existing land use for the property is assumed to be a single family residence. The proposed use

is a commercial retail store. Other EQR triggers include areas to be irrigated. The uses have been tabulated with the
corresponding EQR’s per the Town code below.

The existing development includes:
e 1,100 SF single family home, 1 bathroom, 1 kitchen, outside hose bibs, including 2,500 SF of irrigated area
The Town’s EQR table located within the municipal code shows the following EQR’s per development type:

e Single Family
o Residence not to exceed 1,500 SF, 1 kitchen, 2 hose bibs, up to 2,500 SF irrigated area — 1.00 EQR

The existing development will generate the following EQR’s per the Town code:

e Single Family (1,100-SF) — 1.00 EQR’s
o Single family: 1 x 1.00 EQR = 1.00 EQR

The proposed development includes:
e 2,400 SF of Commercial Retail Space with 1 bathroom sink, 1 toilet, 1 kitchen sink
e Irrigated Area Onsite (Vegetated Landscape) — 503-SF (0.012 acre)

The Town’s EQR table located within the municipal code shows the following EQR’s per development type:

e Commercial Retail Store
o Commercial retail store with 2 sinks and 2 toilets up to 5,000 SF —1.00 EQR

e Irrigated Area—14.13 EQR’s/acre
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The proposed development will generate the following EQR’s per the Town code:

e Commercial Retail Store (2,400-SF) — 1.00 EQR'’s
o Commercial retail store up to 5,000 SF: 1 x 1.00 EQR = 1.00 EQR

e |Irrigated Area—0.17 EQR
o 0.012 acre x 14.13 EQR’s/acre = 0.17 EQR’s

The net difference in EQR’s is an additional 0.17 EQR’s for water and 0.00 EQR’s for sewer.

In summary, the total additional EQR’s proposed for the development for water (including irrigation through the
domestic line) equals 0.17 EQR’s. Assuming 350 gal/day per EQR for water, this generates approximately 60 gal/day.

There are not additional EQR’s generated for sewer.

Conclusion:

Based on the proposed design, the existing and proposed access, drainage, traffic, utilities, irrigation, and site
improvements have been addressed per the Town of Carbondale requirements for review and submittal.

If you have any questions or need any additional information, please call (970) 704-0311.

Sincerely,
SOPRIS ENGINEERING, LLC

/y :

4

P //

Kyle Sanderson, PE Yancy Nichol, PE
Project Manager Principal
Attachments:

e Civil Engineering Minor Site Plan Review Design Drawings
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PROPERTY DESCRIPTION

PARCEL B,

OF THE SUBDIVISION EXEMPTION PLAT,

RE-SUBDIVISION OF KLENCK PROPERTY

RECORDED OCTOBER 26, 1985 AS RECEPTION No. 366044

COUNTY OF GARFIELD
STATE OF COLORADO

NOTES

1) Date of Survey: January, 2022.

2) Date of Preparation: February 2, 2022.

3) Basis of Bearing: A bearing of S 00°03'00" W from the steel bar in concrete located at the

intersection of 8th & Main Streets and the steel bar located inside a valve box at the intersection
of 8th and Euclid Avenue, as shown.

4) Basis of Survey: The Subdivision Exemption Plat of Re-subdivision of Klenck Property, filed on
October 26, 1985 in the Office of the Clerk and Recorder of Garfield County,

as Reception No. 366044, various documents of record, and the

found survey monuments, as shown.

5) This survey does not constitute a title search by Sopris Engineering, LLC (SE)

to determine ownership or easements of record. For all information regarding
easements, rights-of-way and/or title of record, SE relied upon the above said

items described in note 4 and the title commitment prepared by Title Company of the
Rockies, Order No. 0603671-C, with an effective date of January 12, 2022.

6.) The linear unit used in the preparation of this plat is the U.S. survey foot as

defined by the United States Department of Commerce, National Institute of Standards
and Technology.

7.) Basis of Elevation: The Site Benchmark which is based on the Elevation of 6173.2' at

the East property corner of Parcel B, being a 1.25" Yellow plastic cap P.L.S. #23875
as shown.

8.) Contour Interval: One-Half Foot.

SURVEYOR'S CERTIFICATE

| hereby state that this Improvement Survey Plat was prepared by Sopris
Engineering, LLC (SE) for

Crystal River Marketplace LLC, a Colorado limited liability company,
Title Company of the Rockies

| furthermore state that the improvements on the above described parcel on
this date, January 25, 2022, except utility connections are entirely within the
boundaries of the parcel except as shown, that there are no encroachments
upon the described premises by improvements on any adjoining premises,
except as indicated, and that there is no apparent evidence or sign of any
easement crossing or burdening any part of said parcel, except as noted. |

furthermore state that this property is subject to reservations, restrictions,
covenants and easements of record or in place.

2/15/2022 - KK PROJECT# - G:\2021\31226 PIONEER\SURVEY\Survey DWGs\EX-COND\31226EX-COND.dwg
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S UB D IVI S I O N EXE ’\/M) TI O N P L AT R ot A ’m“lq Aoty o o o
RESUBDIVISION OF THE VELASQUEZ PROPERTY P S
SITUATED IN SECTION 33, T. 7 S., R.88 W. OF THE 6TH P.M. Hbme i s i i

bt " 5 e s right-af-uay 142,

o e i id ol bl
CA ONDA O VA DR s T u s o s
s theas SIATIE, 1909 o8 th cuarin of wid 111 o )
thancy 5.5306'55°. Ynng sm el 22 fau to g
aentaioing 0698 acras, o or

811 Colorado Avenue
Glenwood Springs, Colorado 81601

PARCEL 2

INCORPORATED
ENGINEERS & LAND SURVEYORS

A patcel of land situated fn the NESEC of Section 33, Tounship 7 South, Raoge 88 West of the Sfxch
. Frincioal Nerddian, Corbondal, Colorads; sais parcel haing xoca articularly described s follows:

SCARROW & WALKER

YOKUM
\ RECEPTION NO, 265206
\ Bginitng ot the st

5.89° 31130°E, 255.82" e 5:;?7":.7.
76805 el ofSmtogs
\ \ 20.00" SEWERLINE EASEMENT

asat Tocatad at the intarsaccion of Eighth Seraet and o S

ot thres G ke 1518 s n  pont. g

s s LSVASSE, slop wld conatinn . W
16

' . )

EASEMENT
" REC.'NO. 301410 ™.
2 N Y \

N0
. u SRRy >
i i o vl sty of Cahudn State Higheay Ho. 133; thance S.10°'06°E. along
i vy it 21 ;e catining long seid ity rifcaiomy
5.0 it s 5 ooy E WAL et 5125 o b
B o o ssnaanc; thance 5.8°05'41°N. slong said
arling W64 Tt to the 5334 parca) concaining 0.692 acres, Bore on
Tess.

5.20° 45'46"E.
21.45'

] \\20.00' WATERUINE aszum
9 REC, NO, 249378 -] }\

_WATER, MO ;PwAmu ﬁl
8 COLORADO ROCKY E
i 44 MOUNTAN SCHOOL 20,00 WATERUINE, 77
, e r*’H?‘ 7
8448
T pEs

X
AN

1s

5.20°45'46°E. |
371 |

PARGEL &

st of tnk svas it R of Scton 2. oy 1 St g 8 et f h 1t
Princiga) evidian, Carbondale, Colorado; said parcel baing more articularly dscribed as follows:

waing 3¢ the surest_aonunanc located a che faarsactica of Efght Stras
i o of ks, olor e I TE0 14 710 1 s b he e
ot s, dhrs SIS slng od i, 6.0 ot o
I hance S.SUSTO1'E. 4135 fest; Shge 210241

ST Tk o sowe on e rrtery ey of Gty hond . 16, o
S.09B0'E. along said narcharly vight-of wey 45.40 faat; Chance |

LIS 11038 s e SISO A
§ et O cenilie of s 0 (ot s thaca 5.09°05°41°. +long
St tion 4 55106150 alom 10 cnarne 4.2 fe o the

o a0 Bt SR TS e, o e

1393 W. MAIN
CARBONDALE, COLORADO

PREPARED FOR

CAROL & MARGE VELASQUEZ

.
|
L

CERTIFICATE OF DEDICATION YD OMERSHIP

PARCEL 12
i 0.692 Ac. +-

11 by toase presancs that Caro) and Marge Volasqusz, boing sole cunars in 4 sinple of
real proparty described as follows:

faox
all th

A gl af I sftated o Sacton 4, Towuh 1 Sakh, Fage 8 et f th S il
arien, cotanile SaTreds 3018 pree b are mrcTuTrT e hd-o. ol

GO 6 st S TS 0G0 o GRS o Sl S
o T otk oo 89 fast t0 a gaint mnw in the
of 4wt tfo roud vie uw] wa g -m,\

[ A ¥
I e ron oty it nf-ny 4 e i o 5 s
HA8°20°06°N, olong 018 norcharly oight-of-uay 142,01 f aying said noscely Fighc-of-
LI 05 for Shs S99 B8t iy e
way of Coloredo Stars gl - sl st sty ity 2145
" e SAGMGHAE e S0 ey rkctoay 511 s s S41-48 4 4T
y oty st 105 a0 8 gt n e o e of ¢ 00 o s .as.ww,
thanceleaving il et 418

e by e st
and designate the sane
Caunty of Garf el

date | name

PARCEL 8

KLENCK RESUBDIISION

RECERTION NO, 36
~.0.216 Ac. +-

ubdivided the sama into tuo pancals
2 hnhd!vh(m Bl Lot liaipiidons

, State of

evisions

FLORES
RECEPTION NO, 381012

I

EXECUTED this _

0005 00K

SOUTHLAND CORP,
RECEPTION NO. 297522

Yoreez

w7

STATE 0F COLORADD )

EXISTING T OF GARFIELD)

OiTCH

. M & fuwt
TE: $.76 4;3;42»; i @& The faragoing n.ﬂ‘:n e .cx:;umg-d befare oo this_

~
\ksmm MONUMENT
AT 8TH & MAN

SCALE: 1 INCH = 20 FEET

S

no.ldescription of re

Wy Courission Expiras

Zee

Hicasss 3y hand and seal

-

1.) Basis of bearing for this survey is a bearing of
H.76°49'42'%, tatwen che coanent o€ the
1nte: f Kighth Street and Main Street and
e Tebar & cap L5, #15710 4t the agle patat o
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N\ e i e .

o

1
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LANDSCAPE KEY

THORNLESS HAWTHORN '
20' tall x 20' wide CRUSHED STONE MULCH 1,526 s.f.

~o N

\ -
— \
=~ = PRINCESS KAY PLUM | CONCRETE WALKWAY - 1,071 s,
— _ - 18" tall x 13' wide i ’ if
T pifion sage
AUICHK FIRE HYDRATICER DECORATIVE LANDSCAPE BOULDERS Iandscape architects
% PURPLE BUTTERFLY BUSH carbondale, CO, 81623
_ — e — e — = - —_——— - - = " GOLD DROP POTENTILLA devin@pinonsage.com
~_ 970) 379.0816
{} DBL PINK ALMOND BUSH (970)
RUSSIAN SAGE
I
- ———— = — = — — T T T T T T T T T T DWARF MUGO PINE
!
P S
S
S
P - TREE LIST PLANTING SCHEDULE
P s | BOTANICAL NAME COMMON NAME QTY. SIZE
7 | DECIDUOUS TREES (total # of deciduous trees 5)
i / Crataegus crus-galli inermis Thornless Hawthorn 3 2.0"cal
P - N Prunus nigra 'Princess Kay' Princess Kay Plum 2 2.0"cal
o e i LL]
2 - < SHRUB LIST PLANTING SCHEDULE —I
e . ALL PROPOSED BOTANICAL NAME COMMON NAME QTY. SIZE <E
: AN PARKING TO Buddleja davidii 'Nanjuensis' Petite Purple Butterfly Bush 5 5 gal D
HAVE GRAVEL Hydrangea paniculata 'Little Quick Fire' Quick Fire Hydrangea 2 5 gal
/ Y - ; SURFACE Perovskia atriplicifolia 'Little Spire' Little Spire Russian Sage 9 5 gal Z
e : Pinus mugo 'pumilio’ Mugo Pine 1 7 gal
/ ) - | EXISTING TREES TO REMAIN Potentilla fruiticosa 'Gold Drop' Gold Drop Potentilla 10 5 gal O
/ ~ Prunus glandulosa 'Rosea Plena' Dbl Pink Almond Bush 9 5 gal
| 7 l af)
/ /’
| | e
: |
/ / LANDSCAPE SURFACE CALCULATIONS << 8
/ / I @) <
/ / ! EXISTING CONCRETE Loniseape |  Landosape | Landseape | Imporvous o
/ / — S I RETAINING TO REMAIN Lova Canna Site 503 S.F 1023SF 1526 S.F 2,400 S.F. bldg. < CD O
) - —— . , . , .
s Q b '— (parcel B) 9,452.5 S.F. 1,071 S.F. conc. I_ ]
PARKING TO LANDSCAPE TRANSITION Z (dp) o
/’ TO HAVE RAISED 6" TIMBER CURB / \ - BIKE CK C CU TIONS LL] O
/“‘ / PARCEL (B) 12 PARKING SPOTS = 4 BIKE SPOTS (4 BIKE SPOTS ARE PROVIDED) L |_|j
| // | —= i ( ) Z <DE
/ / B | LANDSCAPE PLANTING NOTES <C o =
/ / ” @ it l I_IJ o
/ e 1. REFER TO CIVIL ENGINEER'S UTILITY AND PRECISE GRADING PLANS FOR UTILITY > LL] o
/ / 1. i | LOCATION AND FINAL GRADING. IF ACTUAL SITE CONDITIONS VARY FROM WHAT IS =z
/ JRA i S I SHOWN ON THE PLANS, CONTACT THE LANDSCAPE ARCHITECT FOR DIRECTION AS O '®) o
| | R e N\ / | TO HOW TO PROCEED. ~ <C
/ “‘ X _I n O
| ; hs B 2. EXACT LOCATIONS OF PLANT MATERIALS TO BE APPROVED BY THE LANDSCAPE
/ / el . - ARCHITECT IN THE FIELD PRIOR TO INSTALLATION. LANDSCAPE ARCHITECT
/ ) l RESERVES THE RIGHT TO ADJUST PLANTS TO EXACT LOCATION IN FIELD.
: ' EXISTING BLDG
/ 1 pLS 7-11 CONVENIENT 3. VERIFY PLANT COUNTS AND SQUARE FOOTAGES: QUANTITIES ARE PROVIDED M | N OR S ITE
| / 0o ’W\E , STORE AS OWNER INFORMATION ONLY. IF QUANTITIES ON PLANT LIST DIFFER FROM
' RN (5 ey GRAPHIC INDICATIONS, THEN GRAPHICS SHALL PREVAIL.
“J/ / o {"W PROPOSED | l PLAN REVl EW
| ALL PROPOSED TREE AND SHRUB BEDS o e 2 400 SF n s 4. CONTACT THE LOCAL UNDERGROUND UTILITY SERVICES FOR UTILITY LOCATION
| TO HAVE CRUSHED STONE MULCH o {A;g RECYCLED | AND [DENTIFICATION.
| ‘;“ \ »"ﬁé CONTAINER BLDG | 5. PERFORM EXCAVATION IN THE VICINITY OF UNDERGROUND UTILITIES WITH CARE
| | I T i AND IF NECESSARY, BY HAND. THE CONTRACTOR BEARS FULL RESPONSIBILITY FOR
| PROPOSED ACCENT BOULDERS o St POS THIS WORK AND DISRUPTION OR DAMAGE TO UTILITIES SHALL BE REPAIRED
3 0 IMMEDIATELY AT NO EXPENSE TO THE OWNER.
| |
| “ —~_| m L] 6. TREES SHALL BEAR SAME RELATION TO FINISHED GRADE AS IT BORE TO EXISTING.
| B ‘ POS
| | " T 7. PROVIDE MATCHING FORMS AND SIZES FOR PLANT MATERIALS WITHIN EACH
: | P : - | SPECIES AND SIZE DESIGNATED ON THE DRAWINGS.
! | rfl [ EEE >
| | > ol & b wis | M 8. PRUNE NEWLY PLANTED TREES ONLY AS DIRECTED BY LANDSCAPE ARCHITECT.
J{‘ ;’ ﬁ PR ( i — ﬂ 9. FINISH GRADES OF PERENNIAL BEDS AND REVEGETATED AREAS TO BE
| B|K’E RACK MOUNTED ON CONCRETE % 3 v : l ‘ 1-1/2 INCHES BELOW ADJACENT PAVING OR HEADER. (CHECK MULCH DEPTH AND
| N - i | IF SEEDED OR SODDED LAWNS).
c “ . - 1
s‘ T o g K — EXISTING 7-11 TRASH 10. LANDSCAPE ARCHITECT TO REVIEW PLANT MATERIALS AT SOURCE OR BY
’» PROPOSED CONCRETE WALKWAY S ) om?- | | ENCLOSURE PHOTOGRAPHS PRIOR TO DIGGING OR SHIPPING OF PLANT MATERIALS.
| | I S = ﬁ* [ 11. SEE IRRIGATION DRAWINGS FOR IRRIGATION SLEEVES LOCATION. ISSUE DATE - 4/21/21
| |
| | T~ . \ 12. CUT AND REMOVE BURLAP FROM TOP 1/3 OF ROOTBALL. -
; AT PropuCT REST 13. VERIFY LOCATIONS OF PERTINENT SITE IMPROVEMENTS INSTALLED UNDER # date  description
! | L OTHER SECTIONS. IF ANY PART OF THIS PLAN CANNOT BE FOLLOWED DUE TO
| | A — SITE CONDITIONS, CONTACT LANDSCAPE ARCHITECT FOR INSTRUCTIONS PRIOR
| | T \ | TO COMMENCING WORK.
| | P /"/ KITCHEN I I
| "! : y . y : {\
| f‘ |
| | o ‘ EXISTING UTILITY
| | - — PEDESTALS AND
‘ COMMON SPACE BENCH / TRANSFORMERS
T = ] drawn - DG
| | — PS job# - 0224
e p——
iR

N LANDSCAPE

@ PLAN
MAIN STREET
Scale: 1"=10"-0"
o"_5' 10' 2|o' L1 . O
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IRRIGATION KEY

TT— _ SYM. MANUFACTURER MODEL NO. DESGRIPTION DETAIL
—
T B MAIN LINE SIZE GATE VALVE
——
® WATTS 223-LF OR EQUIV. PRESSURE REGULATOR VALVE >
v RAINBIRD 44LRC QUICK COUPLING VALVE pinon sage
= DIG P75-XXXL 11/2in. MNPT 200 MESH DISC/SCREEN 'Y' FILTER T P——— landscape architects
) ?ERﬁ%CﬂEDULE} - T'OF:OF b d | CO 81 623
® 110V ELECTRIC - LINE VOLTAGE SEHIOR TO BE AEONT cUTIEs carbondaale, LU,
_— = — — — SCH 40 OR CL-200 PVC MAIN LINE FROM P.O.C. devin@pinonsage.com
SGCH 40 4" PVC SLEEVING FOR IRRIGATION i ADLBTABLE LENSTH (970) 379.0816
~— 3/4" POLY DRIP IRRIGATION TUBING s |
- I T SECURE BRACKET TO EAVE PER

= MANUFACTURER'S RECOMMENDATIONS.

| BUILDING EAVE

CONTROLLER DETAIL.

1. AUTOMATIC SUB-SURFACE DRIP IRRIGATION SHALL BE PROVIDED AT ALL NEW TREES AND
SHRUBS. SPACING PER MANUFACTURER TO PROVIDE EVEN AND EFFICIENT WATERING.

l
l IRRIGATION NOTES N me——
|
|

2. FLUSH DIRT AND DEBRIS FROM MAIN LINE AND LATERAL PIPING BEFORE INSTALLING DRIP
LINE, EMITTERS, AND OTHER DEVICES.
s \\\\\ ; 3. CONTRACTOR TO INSTALL A CONTROL VALVE, FILTER, REGULATOR, AIR VACUUM RELIEF WEATHER SENSOR 2
P = VALVE, AND FLUSH VALVE FOR EACH DRIP CIRCUIT. ' ' EAVE MOUNTED - Wireless
P NS Ll |
e //// /" PAVED SURFACE
P 7 4. ALOW VOLTAGE SYSTEM MANUFACTURED EXPRESSLY FOR CONTROL OF AUTOMATIC I
7 CIRCUIT VALVES OF AN IRRIGATION SYSTEM SHALL BE INSTALLED. SYSTEM SHALL INCLUDE AN / 7 P e ST
s ADJUSTABLE 24 HOUR TIME CLOCK WHICH WILL ALLOW FOR AUTOMATIC, SEMI-AUTOMATIC, OR y / <
s ~N ALL PROPOSED MANUAL OPERATION: CIRCUIT CONTROL WHICH ALLOWS FOR MANUAL OR AUTOMATIC Y / 36 MN.
N PARKING TO OPERATION; AND PROGRAMMABLE CAPABILITIES THAT ALLOW FOR INDEPENDENT WATERING // (i D
P HAVE GRAVEL SCHEDULES PER ZONE. / JM: —L RouUsH GRADE
e SURFACE 5. IRRIGATION SYSTEM TO TIE INTO THE DEVELOPMENT'S NON-POTABLE WATER LINE. 7 | =— 2 PVGPERSLERE MARIER Z
# EXISTING TREES TO REMAIN CONTRACTOR TO INSTALL A PRESSURE REGULATOR, CLEAN-OUT, AND A 120 MESH MAX. SIZE San ' SLEEVE LOCATION AND EXTEND AT
P FILTRATION IS REQUIRED (200 MESH IS PREFERRED). SHOULD THE DEVELOPMENT NOT PROVIDE EXPOSED PORTION OF MASKER ATH
e A NON-POTABLE WATER SOURCE IN TIME OF LANDSCAPE CONSTRUCTION CONTRACTOR TO 24" MIN. SRS m
[ INSTALL AN IRRIGATION SYSTEM FROM THE SUPPLY LINE. SYSTEM TO INCLUDE A PRESSURE I A <
REGULATOR AND BACKFLOW PREVENTOR DEVICE WITH 12 GPM AT 60 PSI AT A 3/4" POINT OF ﬁ@@ m
CONNECTION. NOTIFY LANDSCAPE ARCHITECT IF THE REQUIRED FLOW CANNOT BE MET. & F@ | | O
\'\ B
— 6. PROVIDE 4" PVC SLEEVING BELOW ALL HARDSCAPE TO ADJACENT PLANTING AREAS. ‘ *;@—‘- SEAL ENDS OF SLEEVE T < 0
| EXISTING CONCRETE 7. MAINLINE IS TO BE BURIED 12"-18" BELOW FINISHED GRADE. LATERAL PIPES SHALL BE BURIED T PVG SLEEVING (TYPICAL) O <C
RETAINING TO REMAIN 8"-10" BELOW FINISHED GRADE IN LANDSCAPED AREAS. ALL PIPE TRENCHES SHALL BE FREE OF A e S T S AL S A N R LA '
- S ROCKS AND DEBRIS PRIOR TO PIPE INSTALLATION. BACKFILL TRENCHES WITH SOIL THAT IS FREE B e s L i < @p) O
/ 5 = - . < OF ROCKS AND DEBRIS. STACK SLEEVES VERTICALLY. ‘ I—
PARKING TO LANDSCAPE TRANSITION ke SR e T e i e e —= 0 O_I
TO HAVE RAISED 6" TIMBER CURB i FNS&LLY/ETETSE LOCATIONS ARE TO BE APPROVED BY LANDSCAPE ARCHITECT PRIOR TO LL]
. : e —— —1 ' IRRIGATION SLEEVING Z oZ :':“
Il e D,J"f - “ ; ; 9. CONTRACTOR IS TO PROVIDE OWNER WITH AS-BUILT IRRIGATION PLANS THAT INCLUDE 3 LU g
A \ S \/ u ' 7 ¥ APPROXIMATE MAINLINE ROUTING AND VALVE BOX LOCATIONS. —
o \ 4 | S : —
I Byt T ' . =Z <
e ;"\; - P 10. THE FOLLOWING IRRIGATION TESTS AND INSPECTIONS SHALL BE COMPLETED BY THE —
o AR b CONTRACTOR: . RALL AT ANGHOR BLTS o =
B A , - /
3 | a 10.1.LEAK TEST: AFTER INSTALLATION, CHARGE SYSTEM AND TEST FOR LEAKS. REPAIR =
- f‘“’l 3 e LEAKS AND RETEST UNTIL NO LEAKS EXIST. // < LLI O
e & [ | 10.2.0PERATIONAL TEST: AFTER ELECTRICAL CIRCUITRY HAS BEEN ENERGIZED, OPERATE S ELECTRIC CONTROLLER > L]
' e T | 0 CONTROLLERS AND AUTOMATIC CONTROL VALVES TO CONFIRM PROPER SYSTEM ¥ = o
R 3 : OPERATION < '
| 3 | ] 4 10.3.TEST AND ADJUST CONTROLS AND SAFETIES: REPLACE DAMAGED AND EMT MALE ADAPTER I/ NASHER ¢ LOCK RING O <C
‘ = |4 MALFUNCTIONING CONTROLS AND EQUIPMENT. —
) a ; p(\ES X .l{l :;" MIN. . —I D— O
L " OMAX, ——— -~ -
e oS , — : 11.CONTRACTOR IS TO PROVIDE START UP AND BLOW-OUT SERVICES FOR IRRIGATION SYSTEM s T A ECMHCRETE:
] . FOR THE FIRST SEASON IT IS INSTALLED. - e e
g ' . % EXISTING BLDG
l . . 3 PIOS | 2 7_11 CONVENIENT ﬁ]/— EMT MALE ADAPTER & PVC FEMALE ADAFTER MlNOR SITE
—— FINISH GRADE
1

f- SToRE i PLAN REVIEW

| 1
cuki e LOCATICNS) - 2 EACH LOCATION - ONE 2" PVC SCH
2 400 S F PE|DS 40 DIRECT BURIAL CONDUIT STUB-OUT FOR 24V
¥ VALVE CONTROL WIRING AND ONE 24" PVC CONDUIT

ALL PROPOSED TREE AND SHRUB BEDS :
TO HAVE CRUSHED STONE MULCH ,
|

PROPOSED ———— PVC CONDUIT W/ SINEEP ELL (TYP. UNDERGROUND
<l RECYCLED . . zgi&ﬁgiygcg%g DIRECT BURIAL
\w}:.*i = CONTAINER BLDG ! g LATERAL LINE SIZE 'INCHES'
< 4 \ o ‘
PROPOSED ACCENT BOULDERS (| p‘%s i W ELECTRIC CONTROLLER 4
[l [l ;ﬂ; | == GALLONS PER MINUTE EXTERIOR WALL MOUNT
~| e (NOT TO EXCEED 9 GPM)
L e T oy 07&%%“01}« ure
> | A v =
| [ o F ' ,
BIKE RACK MOUNTED ON CONCRETE \8 IR | ‘.
a : == : g
o | — t 25 . EXISTING 7-11 TRASH
PROPOSED CONCRETE WALKWAY l : 1l / !,'_'_: ENCLOSURE i g
, — - (©) ISSUE DATE - 4/21/21

EMITTER - STAKE TO EDGE OF
ROCTBALL

PLANT MATERIAL

EMITTER - REFER TO SCHEDULE FOR

EMITTER GUANTITY, REFER TO reViSiOnS

SPECIFICATIONS FOR MANUFACTURER

AND MODEL NUMBER. # date d eSC” ptlon

MULCH LATER
BITTER MICRO-TUBING

NI m \ FINISH GRADE -
’ PVC SCH. 40 ELL /
/@ ! EMITTER MICRO-TUBING - 60
“ 2 PVC SCH. 80 NIPPLE MAXIMUM LENGTH
PRODUCT = 24" COLED MRE I
: STORAGE Fz\ggrl:i ] WNATERPROCKF SPLICE PLAN GinreloRE ™
: UMBO VALVE BOX - BRAND BOX LID W/
7 L : CONTROLLER AND STATION NUMBER -
| REFER O TECHNICAL SSECIFEATIONS. —_— EMITTER | B e S NE_ | EMITTER QTY. AT MULCHED BED
\‘ E 2‘ ttm/_ 12" POP-UP SPRAT HEAD WITH CHECK FLOW RATE HYDROZONE LOCATIONS - MIXED HYDROZONE
h i I/ ] 1N
1§ 0

POINT OF CONNECTION. 3/4" POTABLE —’—’_’_’_’_’_’_’_’:_ ;
PRESSURIZED. 1" PVC MAIN LINE CONNECTION ; — i 53 A aowp oz PuseLe car ¢
1= 2 GALLON MATERIAL o5 GPH ONE EACH VERY LOW - ONE PACH, LOW - ONE EACH,
INDICATOR) - . - RE:
OUTSIDE OF BUI LDl NGPRESSU RE REG ULATOR, g D EEPEJUTQ;E ASSEMBLY (SEE S GALLON MATERIAL 05 GFH THNO EACH VERY La:O'DOE?:;\:O-‘TPI‘z:‘f‘NOEW OLIND)ORP"LP;UgIggGAEi?N&
MODERATE - THREE EACH -
QUICK COUPLER AND GATE VALVE. OWN APPROVED t e e | = M 5 8 ]
LV s : y
BACKFLOW PREVENTOR TO BE PLACED INSIDE EXISTING UTILITY Bz e e T e —e
o S — e . T B 24" CALIPER TREE 1.0 &FH S EACH VERY LOW - FOUR EACH, LON - SIX EACH, MAXIMUM OF 2,
MODERATE - EIGHT EACH FLUSH ALL LINES THOROUSGHLY, INCLUDING EMITTER MICRC-TUBING PRIOR TO
i 5 ‘
_’F’ﬂ_ﬁ PEDESTALS AND ] ' \ \__ INSERT TEE NTH CLAMPS =" cALPER TREE 10 6P EIGHT EACH VERY LOA - 21K EACH, LON - EGHT ZACH, e N
COMMON SPACE BENCH HOPERATE - S5 2.0.67H OF ROOT BALL. ’
TRANSFORMERS 0\ n 3 i st M o T e e Lo s EC Lon e ST e AN MRS e T
. DPRIP VALVE ZONES ARE DESIGNED TO ACCOUNT FOR RIFFERENCES IN PLANT
4° CALIPER TREE 1.0 &P TEN BACH VERY LON - BIGHT EACH, LOK - TEN BACH, REGUIREMENTS (HTDROZONES) AND SUN EXFOSURE.
PVC SCH. 80 NIFFLE T ”“’_"ER”E =i BASHT 2‘°.5"“ . ?mﬁm SHALL ENSURE HYDROZONES ARE VALVED SEPARATELY A8 SHONN
P B, AT AL LI Si20 e BALL VALY e e B et W Sl e drawn - DG
PVC MAINLINE & FT, CONFERCUS TREE 1.0 &PH SIX EACH VERY LOW - FOUR EfCH, LOH - SIXEACH, SCHEDULE A2 FOLLOMS: -
i o " AT L S B TR PS iob% - 0274
INSTALL ASSEMBLT TO REST ON GRAVEL SUMP. CONTAIN ENTIRE ASSEMBL T WITHIN BOX. NO VALVE T eemReE S R R = I = e e J
BOX EXTENSIONS INLL BE ACCEPTED. PROVIDE 2'-4" CLEARANCE BETWEEN TOP OF CONTROL 12 FT. CONFEROUS TREE 10 eFH TEN EACH VERY LOW - EIGHT EACH, LOW - TEN EACH, «  PLANTNGS WITH NORTH AND EAST EXPOSURE SHALL DICTATE VALVE RUN-THMES
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PROJECT LOCATION

1337 MAIN ST
CARBONDALE, CO 81623

MODS CLIENT SERVICES

5523 Integrity Way
Appleton, WI 54913
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CLIMATE ZONE INFORMATION:

?

ZONE: ?
CEILING R-VALUE: 32
STEEL FRAME WALL R-VALUE: 19
FLOOR R-VALUE: 21
FENESTRATION U-FACTOR: 0.26

GLAZED FENESTRATION SHGC: 0.25

N

PLAN NORTH

BUILDING DATA

SCOPE OF WORK:

COMMERCIAL MARIJUANA RETAIL

SQ. FT. OF BUILDING:

2400 SQ. FT. BUILDING

TYPE OF CONSTRUCTION:

STEEL

NUMBER OF LEVELS:

1

FIRE SPRINKLER REQUIREMENTS:
N/A
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AB:  ANCHOR BOLT

ABV: ABOVE

A/C: AIR CONDITIONING

ACC: ACCESS

ACFL: ACCESS FLOOR

ACPL: ACOUSTICAL PLASTER
ACT: ACOUSTICAL CEILING TILE
AD: AREA DRAIN

ADD: ADDENDUM

ADH: ADHESIVE

ADJ: ADJUSTABLE, ADJACENT
AFF: ABOVE FINISHED FLOOR
AGG: AGGREGATE

AL: ALUMINUM

D: DRAIN

DA: DOUBLE ACTING
DEMO: DEMOLITION
DEP: DEPRESSED

DF: DRINKING FOUNTAIN
DH: DOUBLE HUNG
DIAG: DIAGONAL

DIA: DIAMETER

DIM: DIMENSION

DIV: DIVISION

DL: DEAD LOAD

DMT: DEMOUNTABLE
DP: DAMP PROOFING

FUT: FUTURE

GA: GAUGE, GAGE
GB: GRAB BAR
GC: GENERAL CONTRACTOR

GCMU: GLAZED CONCRETE MASONRY

UNIT

GD: GRADE

GF: GROUND FACE
Gl: GALVANIZED IRON
GKT: GASKET

GL: GLASS

GLB: GLASS BLOCK
GLF: GLASS FIBER

MED: MEDIUM

MEZZ: MEZZANINE

MFD: METAL FLOOR DECK
MFR: MANUFACTURE(R)
MH: MANHOLE

MIN: MINIMUM

M IRROR

MISC: MISCELLANEOUS
MM: MILLIMETER

MMB: MEMBRANE

MO: MASONRY OPENING
MOD: MODULE

MOV: MOVABLE

MR: MOP RECEPTOR

REFR: REFRIGERATOR
REG: REGISTER

REM: REMOVE

RES: RESILIENT

RET: RETURN

REV: REVISE, REVISION(S)
RFG: ROOFING

RFH: ROOF HATCH

RH: RIGHT HAND

RM: ROOM

RO: ROUGH OPENING
ROW: RIGHT OF WAY
RWC: RAIN WATER CONDUCTOR

VWC: VINYL WALL COVERING
W: WEST

W/ WITH

W/O: WITHOUT

WB: WOOD BASE

WC: WATER CLOSET
WD: WOOD

WH: WALL HUNG

WI: WROUGHT IRON
WIN: WINDOW

WM: WIRE MESH

WP: WATERPROOF (ING)
WPT: WORKING POINT
WR: WATER REPELLANT

APPLETON, Wl 54213 -—

DRAUING NAME:

MODS

INTERNATIONAL OFFICE: 220-560-4800

FAX: 920-560-4850

STANDARDS

ARE CONFIDENTIAL AND EXCLUSIVE PROPERTY OF
MODS INTERNATIONAL, INC AND MAY NOT BE
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ALT: ALTERNATE DPR: DAMPER GP: GALVANIZED PIPE MRD: METAL ROOF DECK S: SOUTH WS: WATER STOP
ANCH: ANCHOR, ANCHORAGE DR: DOOR GPL: GYPSUM LATH MT: MOUNT, (ED) (ING) SC: SOLID CORE WSCT: WAINSCOT
ANOD: ANODIZED DS: DOWNSPOUT GPT: GYPSUM TILE MTL: MATERIAL, METAL SCH: SCHEDULE WWEF: WELDED WIRE FABRIC
APX: APPROXIMATE DT: DRAIN TILE GPPL: GYPSUM PLASTER MUL: MULLION SCT: STRUCTURAL CLAY TILE W:  WELDED WIRE MESH
ARCH: ARCHITECT(URAL) DTL: DETAIL GRN: GRANITE MWK: MILLWORK SCN: SCREEN
ASB: ASBESTOS DTA: DOVETAIL ANCHOR GSS: GALVANIZED SHEET STEEL SD: SOAP DISPENSER YD:  YARD
ASC: ABOVE SUSPENDED CEILING DTA: DOVETAIL SLOT GST: GLAZED STRUCTURAL TILE N: NORTH SEC: SECTION YR: YEAR
AT: ASPHALT TILE DW: DUMBWAITER GT: GROUT NAT: NATURAL SFGL: SAFETY GLASS
AUTO: AUTOMATIC DWGS: DRAWINGS GV: GALVANIZED NI: NICKEL SH: SHELF (-VING)

DWR: DRAWER GVL: GRAVEL NIC: NOT IN CONTRACT SHT: SHEET
B/: BOTTOM (OF) GWB: GYPSUM WALL BOARD NOM: NOMINAL SIM: SIMILAR
BBD: BULLETIN BOARD E: EAST NR: NOISE REDUCTION SL: SLEEVE
BD: BOARD EA: EACH HB: HOSE BIB NRC: NOISE REDUCTION COEFFICIENT SNT: SEALANT
BEL: BELOW EB: EXPANSION BOLT HBD: HARDBOARD NTS: NOT TO SCALE SP: SOUNDPROOF
BIT: BITUMINOUS EL: ELEVATION HC: HOLLOW CORE SPEC: SPECIFICATION(S)
BLDG: BUILDING ELEC: ELECTRIC(AL) HD: HEAVY DUTY OC: ON CENTER SPK: SPEAKER
BLK: BLOCK EMER: EMERGENCY HDR: HEADER OD: OUTSIDE DIAMETER SPL: SPECIAL
BLKG: BLOCKING ENCL: ENCLOSURE HDW: HARDWARE OFCI: OWNER FURNISHED SQ: SQUARE
BM: BENCH MARK EP: ELECTRICAL PANELBOARD HJT: HEAD JOINT CONTRACTOR INSTALLED SS: STAINLESS STEEL
BOT: BOTTOM EQ: EQUAL HM: HOLLOW METAL OFF: OFFICE ST: STEEL
BPL: BEARING PLATE EQUIP: EQUIPMENT HOR: HORIZONTAL OH: OVERHEAD STA: STATION
BRG: BEARING ESC: ESCALATOR HT: HEIGHT OJ:  OPEN-WEB JOIST STD: STANDARD
BRK: BRICK EST: ESTIMATE HTG: HEATING OPG: OPENING STG: SEATING
BRZ: BRONZE EWH: ELECTRIC WATER HEATER HVAC: HEATING, VENTILATING& AIR OPP: OPPOSITE STO: STORAGE
BS: BOTH SIDES EXH: EXHAUST CONDITIONING STR: STRUCTURAL
BSMT: BASEMENT EXST: EXISTING HWD: HARDWOOD PAR: PARALLEL SUSP: SUSPEND (ED)
BUR: BUILT-UP ROOF EXP: EXPOSED HWH: HOT WATER HEATER PB: PANIC BAR SYM: SYMMETRICAL
BVL: BEVELED EXT: EXTERIOR PBD: PARTICLE BOARD SYN: SYNTHETIC
BW: BOTH WAYS ID: INSIDE DIAMETER PCF: POUNDS PER CUBIC FOOT SYS: SYSTEM

FA: FIRE ALARM INCL: INCLUDE (D)(ING) PE: PORCELAIN ENAMEL
CAB: CABINET FAS: FASTENER, FASTEN INS: INSULATE(D)(ION) PED: PEDESTRIAN T: TREAD
CB: CATCH BASIN FB: FACE BRICK INT: INTERIOR PERF: PERFORATE T&G: TONGUE & GROOVE
CEM: CEMENT FBD: FIBERBOARD INV: INVERT PERI: PERIMETER TB: TOWEL BAR
CER: CERAMIC FD: FLOOR DRAIN IPS: IRON PIPE SIZE PFB: PREFABRICATE (D) TC: TERRACOTTA
CFL: COUNTERFLASHING FE: FIRE EXTINGUISHER PFL: POUNDS PER LINEAR FOOT TEL: TELEPHONE
CFT: CUBIC FOOT FEC: FIRE EXTINGUISHER CABINET JC: JANITOR'S CLOSET PFN: PREFINISHED THK: THICK (NESS)
CG: CORNER GUARD FF: FACTORY FINISH JT: JOINT PG: PLATE GLASS THR: THRESHOLD
CHAM: CHAMFER FFE: FINISHED FLOOR ELEVATION PKG: PARKING TKBD: TACKBOARD
CHBD: CHALKBOARD FF&E: FIXTURES, FURNISHINGS& KIT: KITCHEN PL: PLATE, PROPERTY LINE TLT: TOILET
Cl: CAST IRON EQUIPMENT KM: KILOMETER PLAS: PLASTER TOL: TOLERANCE
CIP: CAST-IN-PLACE FFL: FINISHED FLOOR LINE KO: KNOCKOUT PLAS LAM: PLASTIC LAMINATE TPD: TOILET PAPER DISPENSER
CIR: CIRCLE FGL: FIBERGLASS KPL: KICKPLATE PNL: PANEL TPTN: TOILET PARTITION
CIRC: CIRCUMFERENCE FHMS: FLAT HEAD MACHINE SCREW PRF: PREFORMED TR: TRANSOM
CJ: CONTROL JOINT E: FLAT HEAD WOOD SCREW LAB: LABORATORY PSC: PRESTRESSED CONCRETE TSL: TOP OF SLAB
CK: CAULKING FHS: FIRE HOSE STATION LAD: LADDER PSF: POUNDS PER SQUARE FOOT TST: TOP OF STEEL
CL: CENTERLINE FIN: FINISH LAM: LAMINATE(D) PSI: POUNDS PER SQUARE INCH TV: TELEVISION
CLG: CEILING FLASH: FLASHING LAV: LAVATORY PTC: POST-TENSIONED CONCRETE TW: TOP OF WALL
CLR: CLEAR(ANCE) FLR: FLOOR LB: LAG BOLT PTD: PAPER TOWEL DISPENSER TYP: TYPICAL
CLS: CLOSURE FLOR: FLUORESCENT LBL: LABEL PTN: PARTITION TZ: TERRAZZO
CMU: CONCRETE MASONRY UNIT FLX: FLEXIBLE LC: LIGHT CONTROL PTR: PAPER TOWEL RECEPTACLE
COL: COLUMN FND: FOUNDATION LH: LEFT HAND PVC: POLYVINYL CHLORIDE UC: UNDERCUT
COMB: COMBINATION FOC: FACE OF CONCRETE LL: LIVE LOAD PVMT: PAVEMENT UNEXC: UNEXCAVATED
COMP: COMPRESS(ED) (ION)(IBLE) FOM: FACE OF MASONRY LMS: LIMESTONE PVT: PRIVATE UNO: UNLESS NOTED OTHERWISE
COMPO: COMPOSITION FOF: FACE OF FINISH LP: LIGHT PROOF PWD: PLYWOOD UR: URINAL
COMPT: COMPARTMENT FOF: FACE OF STUDS LPT: LOW POINT
CONC: CONCRETE FP: FIREPROOF LT: LIGHT QT: QUARRY TILE VAR: VARNISH, VARIES
CONST: CONSTRUCTION FPL: FIREPLACE LTL: LINTEL VB: VAPOR BARRIER
CONT: CONTINUOUS OR CONTINUE FLPL: FLOOR PLATE LVR: LOUVER R: RISER VB: VINYL BASE
CONTR: CONTRACT(OR) FR: FRAME (D)(ING) LW: LIGHT WEIGHT RA: RETURN AIR VCT: VINYL COMPOSITION TILE
CPR: COPPER FRA: FRESH AIR LWC: LIGHT WEIGHT CONCRETE RAD: RADIUS VERT: VERTICAL
CPT: CARPET FRC: FIRE-RESISTANT COATING M: METER RB: RUBBER BASE VEST: VESTIBULE
CRS: COURSE FRG: FORGED MAS: MASONRY RBT: RUBBER TILE VF: VINYL FABRIC PRE Ll M I NARY ON LY
CS: COUNTERSINK FRT: FIRE RETARDANT MAX: MAXIMUM RCP: REINFORCED CONCRETE PIPE VIF: VERIFY IN THE FIELD
CSMT: CASEMENT FS: FULL SIZE MB: MACHINE BOLT RD: ROOF DRAIN VIN: VINYL N OT FOR CONSTRUCT'ON
CT: CERAMIC TILE FT: FEET MBR: MEMBER RE: REINFORCE (D)(ING) T V- JOINT
CTR: COUNTER FTG: FOOTING MC: MEDICINE CABINET REF: REFERENC VNR: VENEER
CYD: CUBIC YARD FUR: FURRED (ING) MECH: MECHANICAL RFL: REFLECT(ED)(IVE)(OR) VT: VINYL TILE
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Raccoon Fur
2126-20

SW 7005
Pure White

Interior / Exterior
Location Number: 255-C1

1. Benjamin Moore racoon fur 2126-20 interior paint

2. Sherwin Williams pure white SW7005 interior
paint

3. Armstrong Gusty Gray A6921 flooring
Armstrongflooring.com

4. Armstrong ceiling tile Cirrus 24” x 24”
Armstrongceilings.com

5. Roppe charcoal vinyl wall base homedepot.com

g—
MODS



6. GlideRite 6 % in. cabinet drawer pulls
homedepot.com

7. Smokey Grey Cabinets rtacabinetstore.com

8. Corian Designer White countertops corian.com

9. Elkay Parkway stainless steel 33 in. sink
homedepot.com

10. Glacier Bay faucet Model #HD67726W-1510H
homedepot.com

11. Samsung 24" Fingerprint Resistant Stainless Steel
Built In Dishwasher-DW80R5061US

12. Samsung 28.2 Cu. Ft. Fingerprint Resistant
Stainless Steel French Door Refrigerator-

A@
RF28T5001SR M@DS



13
14

15

13. KOHLER Elliston Toilet (ADA Compliant) Model
#K-31120-0

14. GROHE Bau Cosmopolitan Battery Powered Single
Hole Touchless Bathroom Faucet with Temperature
Control Lever StarLight Chrome Model #36466000

15. Nameeks Elite Wall Mounted Bathroom Sink in
White (ADA Compliant) Model #CeraStyle 032000-U-
One Hole

16. Bobrick B-165 2436 24" x 36" Wall-Mounted
Mirror with Stainless Steel Channel Frame MFR #: B-
165 2436

17. Glacier Bay Concealed Screw ADA Compliant Grab
Bar in Brushed Stainless Model #20135-03202-18

16

U

17

g—
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18

18. Sea Gull Lighting Leo Hanging Globe 10 in. White
Pendant homedepot.com

19. WAC Lighting TK-765 track head homedepot.com

20. Hampton Bay Vanity Light Bar Model
#KPU1301LX-04/BN

21. WAC lighting 6in white led flush mount Model
#FM-306-930JB-WT

22. Glass door front refrigerator

20




24

24. Lavex Janitorial 40 oz. Stainless Steel Surface
Mounted Vertical Liquid Soap Dispenser UPC code
400012571343

25. Lavex Janitorial Two Roll Stainless Steel Toilet
Tissue Dispenser with Utility Shelf UPC Code
400013023124

26. Lavex Janitorial Stainless Steel 400 C-Fold or 525
Multifold Surface-Mounted Paper Towel Dispenser
UPC Code 400012571640

26
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Pl Carbondale, LLC

EXTERIOR FINISHES AND FIXTURES
V05.05.2022
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Raccoon Fur
2126-20

SW 6991

Black Magic
Interior / Exterior
Location Number: 251-C3

1. Exterior paint, Benjamin Moore Racoon Fur

2126-20

2. Exterior paint, Sherwin Williams Black Magic
SW 6991

3. Kichler Harper 12" High Black Outdoor Wall 9 11
Light

4. Cedar wood slats for front awning
5. TPO rubber roof, black

6. Aluminum 6” trim, black

7. Metal 20”x46”x1/8” stealth siding panels
painted Racoon Fur with %" Black Magic reveal

8. Store front windows and doors with bronze
tinted glass

9. Steel door painted in Racoon Fur

10. Bronze window and door frames

gi—
MGODS

11. Painted wood slats in Racoon Fur with Black
Magic painted background
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DocuSign Envelope ID: D454F2B1-5138-4265-9366-80DA85994946

CARBONDALE MARKET PLACE LAND LEASE AGREEMENT
(Main Street Lot)

THIS LEASE AGREEMENT (“Lease”), effective this 31ST day of August, 2021 (the “Execution Date”), is entered into by
and between the Landlord and the Tenant (collectively, the “parties”) named below.

ARTICLE 1: DEFINITIONS AND CERTAIN BASIC PROVISIONS
1.1. Parties.

1.1.1. Landlord. MSP Development Group, LLC, a Colorado limited liability company (the “Landlord”), or
Landlord’s assigns following any assignment of this Lease. Landlord’s address and contact information for
purposes of notice are as follows:

MSP Development Group, LLC
Attn: Briston Peterson

20 Sunset Drive, #1

Basalt, CO 81621
briston@brikor.com

1.1.2. Tenant.

(a) Tenant’s Trade Name: PI Carbondale LL.C

(b) Tenant’s Address and Contact Information: Tenant’s address and contact information for purposes
of notice are as follows:

Attn:  PI Carbondale LLC
Matthew Shifrin, CEO
2042 Arapahoe Street
Denver, CO 80205

(c) Tenant’s Federal and State Identification Numbers:

Tenant’s Federal Tax ID Number (or Social Security Number):
Tenant’s Colorado Employer Account Number (if any):

1.2. Property.

1.2.1.  Premises. Main Street Lot, Main Street, Carbondale, Colorado 81623 (the “Premises”). The Premises consist
of a commercial lot located on Main Street, Carbondale, Colorado (said commercial lot being called the
“Lot”), located in the Crystal Market Subdivision. Exhibit A to this Lease depicts the yellow highlighted
area and the existing Premises.

1.2.2. Lot Square Footage. As of the effective date of this Lease, the Lot shall be deemed to be the area highlighted
in yellow per the attached exhibit. The Premises represents 100 % of the rentable area.

1.2.3.  Shopping Center. The Premises and Building—together with the Common Area (defined below), space
leased, and any other structures—are located within the Main Steet Cottage (the “Shopping Center”).

1.2.4. Common Area. The “Common Area/Site” generally means the part of the Shopping Center available for
the non-exclusive common use of the tenant, including parking areas, sidewalks, landscaping, curbs, loading
areas, private streets and alleys, lighting facilities, and other areas and improvements designated by Landlord
for the common use of the tenant.

Page 1 of 38
2937711.1



DocuSign Envelope ID: D454F2B1-5138-4265-9366-80DA85994946

IN WITNESS WHEREOF, the parties have executed this Lease Agreement, effective as of the date first set forth
above.

LANDLORD:

MSP Development Group, LLC

a Colorado limited liability company
DocuSigned by:

By: WL/EL/”/KG."GHU

Briston Peterson, Manager
DocuSigned by:

renar: | Maflw Slfrin
PI Carbondale LLC
Matthew Shifrin, CEO

DocuSigned by:

/

By:

BriSton Petérson
Name:

Manager
Title: g

DocuSigned by:
By: M a{ﬂ“m Sl“'éa'm
Name: HhhswhLErin
ame:

Title: CEO

Page 26 of 38
2937711.1
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PIONEER
INTERESTS

Confidential

Community Engagement Support

1. Community Support
To live up to its mission and proactively support the local community, PI Carbondale LLC, and its
brand LOVA would look to support local initiatives that align with our core values.

PI Carbondale LLC will support the Carbondale community in the same way it has other
municipalities. Over the past years, Pl Carbondale has led & participated in the following
initiatives:
= Community Trash Cleanups
= Artist Collaborations on
Apparel & Accessories
= Artist Showcases in Store
= Canned Food Drives
= (Coat Drive
= % Of Proceeds to Local
Community Organizations




5/11/22,10:59 PM 10 + 1 Tenets — Pioneer Interests

10 + 1
TENETS

PIONEER OPERATES WITH TEN
CORE TENETS AS GUIDING

PRINCIPLES ON HOW TO _
BUILD AND MAINTAIN A
SUCCESSFUL BUSINESS. e

THREE

WE TREAT EVERYONE WITH RESPECT AND DIGNITY.
ALL IDEAS ARE ENCOURAGED AND EVERY INDIVIDUAL COUNTS.

file:///Users/amandafox/Downloads/10 + 1 Tenets — Pioneer Interests.html 1/4
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COST & WASTE
ARE THE ENEMY

5 AN
LACENT AND HAVE

EIGHT
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5/11/22,10:59 PM 10 + 1 Tenets — Pioneer Interests

LISTENING AS WELL TALKING

OPERATE WITH HONESTY AND INTEGRITY.
! S NEVER TOLERATE A BREACH OF INTEGRITY.
‘DO OR DO NOT - THERE IS NO TRY’

file:///Users/amandafox/Downloads/10 + 1 Tenets — Pioneer Interests.html 3/4
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ACT IN A MANNER THAT INSTILLS TRUST IN ALL
OUR TEAM, CUSTOMERS, AND PARTNERS.

file:///Users/amandafox/Downloads/10 + 1 Tenets — Pioneer Interests.html 4/4
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Foreward

Carbondale's Environmental Bill of Rights

RESOLUTION NO 8.
SERIES OF 2017

A RESOLUTION OF THE BOARD OF TRUSTEES OF THE TOWN OF CARBONDALE
ESTABLISHING AN ENVIRONMENTAL BILL OF RIGHTS

WHEREAS,

as residents and visitors of the Town of Carbondale
we recoghnize that we are part of a larger ecosystem
that includes not only our fellow mankind but also
the soils, waters, air, plants, and animals; and

WHEREAS,

we must interact with this ecosystem in ways that
allow those systems to maintain sufficient functional
integrity so that they may continue providing; and

WHEREAS,

we recoghnize that tourism is a main economic driver
for Carbondale and that it is financially prudent to
protect our natural resources; and

WHEREAS,

we must keep and improve the intrinsic value of
clean air, clean water, open spaces, the stars at night,
wildlife, appropriate development and an innovative
and passionate citizenry; and

WHEREAS,

the PURPOSE of this Environmental Bill of Rights
(EBOR) is as an overarching guide or filter through
which we pass Carbondale's environmental and
ecological decisions and policies; and

WHEREAS,

the MISSION of this EBOR is to uphold the existing
ethos of our environmentally and ecologically-
minded community by maintaining, protecting and
restoring the physical and natural environment

for our residents and visitors, now and for future
generations; and

WHEREAS,

this EBOR should empower all the employees,
residents and visitors of Carbondale alike to act in a
manner consistent with the EBOR; and

WHEREAS,

in furtherance of these rights the Town of Carbondale
must have plans, codes and practices that place
environmental protection as a top priority; and

WHEREAS,

it is essential that the Town of Carbondale leads by
example with our actions, town owned assets and
enforcement of codes, and to encourage grassroots
and volunteer efforts to pursue the Mission of this
EBOR.



NOW, THEREFORE, BE IT RESOLVED
BY THE TOWN OF CARBONDALE
BOARD OF TRUSTEES:

To establish this Environmental Bill of Rights to
ensure that Carbondale's healthy ecosystems

and natural resources continue to flourish, are
sustainable, and support healthy individuals and thus
a healthy community now and for future generations
to come. Residents and visitors alike shall have the
right to:

1. Breathe clean air and enjoy clear vistas.

2. Aclean, safe and plentiful drinking water
supply provided from sustainable sources.

3. Protection and rehabilitation of riparian areas
and healthy ecosystems which protect native
wildlife.

4. Clear growth boundaries supporting density
and preservation of surrounding open space.

5. Solid waste reduction and increased recycling
efforts.

6. Sustainable car-alternative mobility options.

7. A healthy, fertile landscape managed
holistically and safely.

8. Views of the quintessential Western night
sky without the interference of unnecessary
artificial lighting.

9. Noise levels appropriate to a bustling small

community.

10. Sustainable usage of our unique natural
resources, providing the use of only what you
need and the rest left for future generations.
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1.0

Executive

L1 | Purpose

This 2022 Comprehensive Plan combines

the relevant Plan elements from the 2013
Comprehensive Plan and merges them with the
revised and updated Plan elements as part of the
2022 comprehensive planning process. This Plan is
an officially adopted document that establishes the
Town's goals for the future and provides direction for
decisions affecting the use and development of land,
preservation of open space, transportation systems,
partnerships with other organizations, economic
growth, the expansion and maintenance of public
facilities and services, and the relationship between
land use patterns and fiscal policies.

| 2013 Comprehensive
Plan |

CARBORDALZ
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L2 | Refreshing the
Town's Vision

Carbondale's core philosophies have created

a community where residents, workers and

visitors thrive in an environmentally-responsible
community that provides access to housing, jobs
and recreational opportunities. However, emerging
challenges and a new decade require a revised vision
statement. A fresh vision provides a new frame for
goals, strategies and actions.

"The
Town of
Carbondale is a
creative and connected
community that actively
celebrates its small-town

character, diversity, and
shared identity. The people of
Carbondale reflect the values
of the past with an eye toward
welcoming future generations
in an inclusive, respectful and
equitable manner."
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L3 | Summary of Goals

The planning process included a review of the goals from the 2013 Plan for their relevance in 2022. Some goals
were modified and carried through into this plan and several new goals were added.

The following goal topics were agreed upon by the Project Steering Committee and community:

#1: COMMUNITY CHARACTER
Actively preserve and protect
Carbondale's small town character.

44

N
=)

#2: ECONOMIC GROWTH
Embrace economic diversification and
self-sufficiency.

#3: HOUSING
Solve the housing affordability
challenge in Carbondale.

RE

Meet or exceed long-term sustainability
objectives and celebrate the natural
resources and ecological values of the
region.

=9

Deliver universal access and multi-
modal improvements throughout the
community.

Prioritize social equity, health, and well-
being.

#7: FINANCIAL SOLVENCY
Ensure the long-term fiscal health of
the community.

#8: GOOD GOVERNANCE
Guarantee high quality and responsive
governance.
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1.4 | 2022 Plan Focus Areas

Downtown

Downtown and Main Street — Carbondale's heart
and soul — is at a pivot point in 2021. Despite
increased online ordering and retail shopping, the
Town's core maintained vibrancy through uncertain
times. This area is a Historic and Certified Arts
District which the Town and the Carbondale Arts
continue to build upon. Yet unforeseen challenges
threatened the economic vitality of Carbondale's
pedestrian-oriented commercial and cultural core.
The engagement process unveiled a desire for more
flexible development policies to boost Downtown
energy.

Balance new growth with protecting Downtown
Carbondale's historic character and scale.

Focus energy back to underutilized Downtown
areas to support public gatherings and
redevelopment.

Streamline and adjust parking Downtown and
revisit requirements for new development.

Implement design standards to protect the
existing pedestrian-oriented scale.

| El Jardin de Arte Latino Folkl6rico - LatinX Folk Garden on
the Rio Grande Artway |

Downtown North

Should Carbondale develop in a manner consistent
with community ideals and years of community
planning, growth should occur within its boundaries
rather than outward into the adjacent river valley's
open lands. Few possibilities exist to accommodate
this policy known as infill development. Downtown
North offers a chance to implement this goal. The
guidelines below demonstrate the community's
vision while still encouraging development to occur
in a manner that creates a new neighborhood of jobs
and housing.

Create a place with a mix of homes and
businesses that keeps or adds jobs (artisan
shops, industrial) and housing that make
Carbondale what it is.

Include community gathering spaces
(gardens, grassy areas).

Strengthen connections to open space /
recreation areas while improving networks to
serve each mode of mobility.

Allow all stakeholders to determine the specific
opportunities when redevelopment occurs.

Continue to build on the Rio Grande Artway
adjacent to Downtown North
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Residential Focus Areas

Select Residential Focus Areas are prioritized
neighborhood areas that present the opportunity to
assemble multiple properties into a larger cohesive
project under the High Density Residential zoning
district. The community aims to ensure the form,
scale and mass of new development is compatible
when adjacent to historic or lower density uses.

Keep existing apartment units while creating
new infill housing opportunities.

Ensure compatibility between old and new
by balancing much needed new housing with
Carbondale’s older, distinct neighborhoods.

Climate Action

Climate action runs through Carbondale's veins and
has for generations. This Plan stays on this course
while expanding the definition of "sustainable
development" to intersect with social equity. Another
outcome includes providing measurable henchmarks
for the aspirational goals of the Climate Energy And
Action Plan (CEAP).

| A climate action
input event dedicated
to comprehensive
planning, hosted by

W

CLEER was another
THURS - SEP 23 - 6-8 PM "first" in community
THIRD STREET CENTER engagement|
520 & JRD 7., CAREORDALE -Flyer source: CLEER
RASET RO

e mare imie: $20-T-H000.
ity L inan sar pyl comsey sal

CLEER

Align affordable housing developments with
sustainable building practices for low to
moderate income households.

Green building standards and mobility
networks should be universally accessible
across all socio-economic groups.

Provide programs for those starting sustainable
businesses and adding jobs.

Evaluate methods / technologies to advance
carbon reductions - use timelines, measurable
benchmarks, and enforcement.

Implement Vulnerability Consequences and
Adaptation Planning Scenarios (VCAPS) Report

Develop resilience strategies at Building,
Community, Regional, Ecosystem scales.

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

Multi-Modal Access

Conducting a long-range transportation master
planning effort to bring the mobhility and accessibility
pieces together is the leading implementation
strategy coming out of the Plan.

Expand transit service with routes that reach
neighborhoods.

Get input on locating the best places for hike
paths, sidewalks and vehicle corridors to make
traveling through town safer and easier.

Connect town to existing and new recreation
areas like Red Hill with better walking and
biking paths.

Implement sidewalks and upgrade deficient
sidewalks.

Plan/design enhanced bike [/ pedestrian
crossings of Highway 133.

Improve school /[ Town
connectivity by
emphasizing safe routes
from residential
neighborhoods to
schools.
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Social Equity

Through community engagement with the Spanish-
speaking community, the Plan gained critical input on
the needs of underrepresented cohorts. Oftentimes
these perspectives on issues like beautification and
displacement strengthened the plan's core values

of promoting a welcoming, accessible and safe
community for all.

Advance social equity that reflects values and
social identities.

Equitably distribute community gathering
spaces to ensure equal access.

Ensure all people can live and work in
Carbondale.

Aging in Community

Building off recent successful projects projects that
improved accessibility, housing and services for
people of all ages. The Plan will address the needs of
those who seek safe, accessible options for living,
working and playing regardless of stage of life or
ability.

Increase community sports fields options for

youth and adults.

Include childcare into new development

Develop sidewalk maintenance program and
upgrade deficient sidewalks.

Incorporate age-friendly concepts as a part of
design.

Housing + Johs

Establishing a clear long-range housing policy that
includes all regional partners, as well as expanding
housing supply tools emerged as critical efforts.

Allow small scale lodging in mixed use
developments.

Launch a program that helps small businesses
and business start-ups.

Hold community workshops with experts on
how and where to add affordable housing.

Work to eliminate barriers and help educate
people on how to apply and move into available
housing units.

Historic Preservation

Preserving historic places and contributing
resources, buildings and character was in alighment
with strategies for the Downtown focus area,
however the preservation efforts did not stop at the
edges of the Historic Commercial Core zone district.

Formalize ways to better balance efforts
that reinvigorate Main Street and core area
businesses with policy that protects what
so many love about Carbondale's historic
Downtown.

Expand historic design guidelines to
residential areas to keep historic neighborhood
character and ensure compatibility when new
development occurs.

Work to improve availability of accessible
housing.

"If it's going to happen

anywhere, it can happen in
Carbondale."

-Stakeholder comment on the
community's support for next-
generation, out-of-the-box thinking
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1.5 | Installing a Realistic
Implementation Strategy

Town leaders, planners, staff, businesses, non-profits and others had considerable success
in implementing the 2013 version of the Comprehensive Plan. Nearly 100 implementation
actions from that year were marked as "completed". Based on the revised vision and values
resulting from the engagement, this plan offers a new implementation strategy with a focus
on simplicity, efficacy and impact. The Implementation Strategies and Matrix in Section 6.0
compiles all actionable items into a streamlined to-do list arranged by goals and priorities.
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2.0

Introduction

2.1 | Purpose

The purpose of the 2021 Town of Carbondale
Comprehensive Plan Update was to provide an
opportunity for the community to re-assess the
2013 Comprehensive Plan and to update it as needed
in key areas identified by the Town of Carbondale.
At the center of that Plan was the opportunity for
community members to re-evaluate the overall
long-term community vision and policy direction
for managing the built and natural environment

in Carbondale. The Update was not intended as a
wholesale re-write of the 2013 Comprehensive
Plan, but rather focused on an analysis of key Plan
Elements as defined by the Town of Carbondale.

Based on feedback from the community and Project
Steering Committee, this Plan has merged together
the 2021 Carbondale Comprehensive Plan Update
and the 2013 Carbhondale Comprehensive Plan. The
2022 Comprehensive Plan (2022 Plan) addresses
community needs and values, changing conditions,
and priorities in the community. This Plan is an
officially adopted policy document that establishes
the town’s goals for the future and provides direction
for decisions affecting the use and development

of land, preservation of open space, transportation
systems, partnerships with other organizations,
economic growth, the expansion and maintenance
of public facilities and services, and the relationship
between land use patterns and fiscal policies.

The citizens of Carbondale were instrumental in
establishing to Town of Carbondale vision and
priorities through an extensive and broad-based
public process. This plan is truly the community's
plan and can be used to protect the unique qualities
that brought them to Carbondale; small town
character, economic opportunity, recreational
assets and natural amenities. The Comprehensive
Plan serves as a guide to policy makers, community
members, property owners and developers to help
them understand the vision of the community,
predict what uses could occur both on and near their
properties, set the expectations for the physical
form of development, and make informed land-use
decisions.

The Comprehensive Plan serves a different purpose
than the Town's land use zoning code which is a
legally binding document. It does not change existing
regulation, nor does it create new regulations. It

is an advisory document that recommends and
provides guidance changes to the land use code. The
Comprehensive Plan is written to provide general
policy direction while also providing enough detail to
set priorities and guide decision-making.

At the center of this Plan is the
opportunity for community members to
re-evaluate the long-term community
vision and policy direction for managing
the built and natural environment in
Carbondale.
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2.2 | Carbondale's Challenges

In many ways Carbondale is the ideal small
mountain town. It is a compact town, surrounded
by predominant- ly open lands, bordered by two
river corridors, has easy access to mountains and
rivers, and enjoys expansive views in all directions.
The watersheds are far more healthy than most in
the West, the air is clean and it is a healthy place.
The town is small enough to get around in easily by
foot or hicycle and many people integrate outdoor
activities into their daily lives.

But throughout the West there are many towns that
manage to share these outstanding physical qualities.
What makes Carbondale unique is its diversity,

the welcoming atmosphere, the compassion and
generosity, the artistic and intellectual creativity,
the quirkiness, the celebrations and gatherings, and
the environmentally sustainable ethos. There is an
infectious passion for this place that sets it apart
from other towns that may seem similar. Decades
of steady settlement by people from all walks of life
helped to create Carbondale and those that proudly
call it their permanent home have all pitched-in to
make the community what it is today.

Because Carbondale is extremely well-loved by

its residents and by the region as a whole, it has
bhecome a place of civic engagement, small-town
democracy and intense debate about the future.
While Carbondale's residents have a long history of
open-mindedness and are welcoming to new people
and new ideas, they are also fiercely protective of
their town. People do not want to lose the qualities
that prompted them to stay put or come here in the
first place.

The ongoing civic debate shares a common thread;
while the community wants to evolve, improve

and be prosperous, it wants to do so in a way that
enhances what Carbondale already is, and does not
want to turn its back on the things that make it a
great place.

For this Comprehensive Plan, where land use
planning is the core concern, the fundamental
challenge is best stated as a question: How can
Carbondale evolve and become an even better place
without losing its quality and small town character?

One thing that nearly all residents agree on is that
maintaining the town's small, compact form is
paramount. The town's compact form gives it a
distinct geographic identity to match its cultural
identity, makes it easy to get around with or without
a car, contributes to infrastructure and service
efficiencies, saves energy, and en- sures that the
predominantly open lands at the edge of town are
never far away.

Regardless of whether growth projections accurately
reflect the forthcoming level of change, it is clear
that some growth and change is inevitable. The
challenge is how to respond to this inevitability

and maintain the town's small town character. The
Comprehensive Plan addresses this challenge by
offering guidance for how to manage change in the
future in a way that maintains and enhances Carbon-
dale's small town character.




2.3 | Relevance to Other Plans + Studies

The 2022 Comprehensive Plan combines the relevant
Plan elements from the 2013 Comprehensive Plan
and merges them with the revised and updated

Plan elements as part of the 2022 comprehensive
planning process. Rather than having two adopted
plans that need to be reviewed concurrently, Planning
and Zoning Commission's guidance was to merge the
two documents to make it more accessible for Town
leadership and the community alike.

The 2022 Plan has updated the Future Land Use
Map (FLUM) with the addition of the 2013 Two-Mile
Planning and Town Peripheral Future Land Use Plan
maps, which are still valid with the addition of the
annexation of Red Hill as a significant protected
parcel and designated as Recreation/Open Space on
the Future Land Use Map.

Other plans and studies informed the goals and
strategies found in this Plan. Notably much work has
been completed in planning for climate action and
resiliency through the Vulnerahility, Consequences,
and Adaptation Planning Scenarios (VCAPS) Report
from 2019, the Climate and Energy Action Plan of
2017, the Carbondale Creative District Roadmap
from 2017, the DeVos Strategic Plan (Carbondale
Arts), and through independent efforts and events
from the Town's Environmental Board (E-Board)
and Clean Energy Economy for the Region (CLEER)
among other organizations. Strategies are directly
incorporated based on evaluation of these studies
and engagement with their authors.

The Town of Carbondale Unified Development Code
(UDC) was evaluated, and areas of recommended
changes are referenced as strategies based on public
and stakeholder input. An update to the UDC is an
important implementation strategy for achieving this
plan's goals.

CARBONDALZ

Do

COMPREHENSIVE PLAN
e —
January 2013

| 2013 Comprehensive
Plan |

Based on feedback from
the community and Project
Steering Committee, this
Plan has merged together
the 2021 Carbondale
Comprehensive Plan
Update and the 2013
Carbondale Comprehensive
Plan to create the 2022
Plan.
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3.1 | Vision

The planning process evaluated the 2013
Comprehensive Plan Vision and Goals. Working in
conjunction with community members and the
Planning & Zoning Commission, the previous Vision
Statement - "Vision for a Sustainable Future" was
recognized as an important overarching theme that
should be retained in the 2022 Plan.

In addition, the following Vision Statement
was further expressed and is derived from the
Comprehensive Plan process and represents
a collective long-term vision for the Town of
Carbondale.

"The Town of Carbondale
is a creative and connected
community that actively
celebrates its small-town
character, diversity, and
shared identity. The people
of Carbondale reflect the
values of the past with

an eye toward welcoming
future generations in an
inclusive, respectfulland
equitable manner."




3.2 | Community
Framework Plan

Community Framework

The Vision Statement is further expressed through
the Comprehensive Plan Community Framework
that emphasizes Community Character, Resiliency,
and Inclusivity and Equity. This organizing structure
serves 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.

*Source: refer to the 2013 Town of Carbondale
Comprehensive Plan.

Definitions

= Community Character is described as having
a distinctive trait, quality or attribute that
is inclusive of natural, visual, and cultural
characteristics, as well as, the people,
institutions, and their interrelationships.

= 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.

= Inclusivity [ Equity describes a state when all
people have achieved full and equal access to
opportunities that enable them to attain their
full potential. The determinants of Inclusivity
and Equity include the social, economic,
cultural, geographic, political, and built
environment conditions that include all ages
and abhilities which allow people to live and
work that lead to the creation of a fair and just
society.
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Community Character

Intent: The residents of Carbondale define
the character of this unique place. The built
environment is viewed and understood at
multiple scales, including neighborhoods,
community, region, and global perspectives.

Resiliency

Intent: Community resiliency includes
social, environmental, and economic
sustainability and the health and well-being
of all community members.

Inclusivity + Equity

Intent: The community values, aspirations,
lifestyles, preferences, and social/civic
capacity shall be representative of ALL

residents and shall serve as a guiding
principle.



3.3 | Goals + Guiding Principles

Goal Topics

Each Goal is followed by an Intent Statement and a
series of Guiding Principles to further articulate the
purpose and meaning of each Goal.

#1: COMMUNITY CHARACTER =

i PN
Intent: Actively preserve and protect Carbondale's
small-town character.

Guiding Principles:
Protect the physical and natural environment.

Support the existence of an ethnically and
culturally diverse community.

Nurture an inclusive and vibrant economy +
community through the arts.

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

#2: ECONOMIC GROWTH ﬂﬂﬂﬂ

Intent: Embrace economic diversification and self-
sufficiency.

Guiding Principles:

Promote a balanced economic growth strategy
for the community.

Support locally owned bhusinesses in the
community.

Intent: Solve the housing affordability challenge in
Carbondale.

Guiding Principles:

Prioritize housing affordability and housing
diversity.

Intent: Meet or exceed long-term sustainability
objectives and celebrate the natural resources and
ecological values of the region.

Guiding Principles:

Promote Carbondale as a leader in sustainable
development.

Plan for highly effective sustainable
infrastructure systems to meet community
needs.

Protect the region's natural resources,
agricultural lands, rivers and open spaces.

Promote an ethic that encourages a balance
between community growth and protection of
natural resources.

Intent: Deliver universal access and multi-modal
improvements throughout the community.
Guiding Principles:

Promote universal access, active mobility, and
multi-modal options in the community.

Provide for safe and enjoyable access for
people of all ages.

Intent: Prioritize social equity, health, and well-being.

Guiding Principles:

Inclusivity and equity are core values that
influence all decisions for the Town of
Carbondale.

Leave no person behind.

Q!
#7: FINANCIAL SOLVENCY ~ _—— gi)
|[€OE)

Intent: Ensure the long-term fiscal health of the
community.

Guiding Principles:

Growth should not burden the community's
capacity to provide infrastructure, health, or
other public services.

Town investments should advance impactful
projects that implement housing, climate and
mobility and other strategies.

Intent: Guarantee responsive and inclusive
governance.

Guiding Principles:

Allocation of any Town resources is rooted in
transparency and inclusivity.

Communicate with all members of the
community

Encourage citizen participation from all
members of the community.
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4.0 Future




4.1 | Future Land Use
Map

The 2022 Future Land Use Map (FLUM) provides a
roadmap for land uses and character patterns in the
community, as seen in Figure 1.

The FLUM is a geographic and thematic
representation of the direction for physical planning
for Carbondale and is consistent with the Vision,
Goals and Actions of the Comprehensive Plan. It

is a physical planning tool to help the community
arrive at a future of its own making. It is advisory in
nature, laying the foundation for making changes

to zoning in the future, but it is neither zoning nor a
zoning map. The future land use plan and map do not
restrict existing or vested uses.
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4.2 | Future Land Use Designations

The Comprehensive Plan offers guidance for how to
manage change in the future in a way that maintains
and enhances Carbondale's small town character.
Because a compact, geographically distinct form

is an integral component of small town character,
community members believe that optimizing the use
of land in town with infill and redevelopment in some
key areas is an important component of managing
change. The future land use plan provides guidance
about how to accommodate infill and redevelopment
while maintaining or enhancing the physical
characteristics that people like about Carbondale.

Future land use designations set the general
direction for the development of land in the future.
Maintaining and enhancing Carbhondale's small town
character is paramount. Community character
relates to the use of land, but, more importantly,
represents the design characteristics that influence
the "look and feel" of future development. Instead of
specifically identifying land use, a determination of
character is more distinctly defined by the intensity
of development, the arrangement of buildings and
parking areas, the preservation and use of open
space, and other design features. The future land use
plan includes designations that use several distinct
but interrelated elements of small town character
to describe the desired future conditions for the
neighborhoods throughout Town. This provides the
community with a tool to maintain and enhance the
characteristics that make Carbondale such a great
place to live and work.

Infill development takes various forms depending on
the location as depicted in the Future Land Use Map:

Development on an existing vacant lot in town.

Adding to and remodeling existing structures
to create more dwelling units or increase non-
residential square footage. This is infill and
redevelopment.

Demolish and replace with new structures that
result in an increase in dwelling units or non-
residential square footage. This is also infill
and redevelopment.

Annexation and redevelopment of previously
developed lands that already function as part
of town.

Accessory dwelling units are also considered
infill because they contribute to an incremental
increase in dwelling units in a particular
neighborhood.

With infill in existing neighborhoods, special
care shall be taken to ensure mass and scale
conform to the existing neighborhoods beyond
what is allowed in the current underlying
zoning. ADU infill development on existing
developed lots should take special care to
minimize impacts on neighbors.
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Figure 2: Future Land Use Desighation Summary Table

DESIGNATION

CHARACTER

ELEMENT

DESCRIPTION

Old Town

Residential Traditional

Location/context

Relationship of

development to

streets
Uses
Building mass

and scale and
architecture

Parking

Landscaping

Connectivity

Location/context

Relationship of

development to

streets

Uses

Building mass
and scale and
architecture

Parking

Landscaping

Connectivity

Encompasses the oldest residential neighborhood
in the historic town grid.

Street emphasis on sidewalks, trees, homes not parking.
Minimize curb cuts across sidewalks.

Single-family dwelling units are predominant. Opportunity for
accessory dwellings and home occupations.

Mitigate visual/solar impacts: step buildings down, limit vertical
sidewall height.

Alley loaded parking/garages/carports where possible.

Emphasize street trees, sustainable storm-water management,
and sidewalks. Where fiscally feasible, maintain existing ditches
and resurface piped ditches.

Improve priority multi-modal corridors as described in the
Mobhility Plan Element with sensitivity to street character/
context and width.

Town grid and early annexation areas where mixed multi-family
and single-family has evolved.

Emphasize pedestrians more than cars and bring vehicles to
internal site to promote walkable frontages. Modest front yards
provided where possible.

Diverse mix of single-family, multi-family, accessory dwelling
residential units and home occupations.

Avoid monotonous, box-like multi-family buildings. Multi-family
similar in scale/size to the neighborhood.

Alley or side-loaded parking/garages/carports where possible.

Emphasize street trees, sustainable storm-water management,
and sidewalks.

Improve priority multi-modal corridors as described in the
Mobhility Plan Element with sensitivity to street character/
context and width.



DESIGNATION

Residential Mixed

Downtown North

CHARACTER
ELEMENT

Location/context
Relationship of
development to
streets

Uses

Building mass

and scale and
architecture

Connectivity

Location/context

Relationship of

development to
streets

Uses

Building mass
and scale and
architecture

Parking

Landscaping

Connectivity

DESCRIPTION

Emphasize pedestrians more than cars and provide pedestrian
access on neighborhood streets. Provide modest front, rear or
side yards where possible.

Diverse mix of single-family and attached housing, multi-family,
and Accessory Dwelling Units.

Provide a transition hetween higher density housing, commercial
activity nodes and older smaller-scale neighborhoods. Site
design is compatible with surrounding uses.

Build a mobility network around the original town grid pattern.
Incorporate connectivity with adjacent uses and nearby
pathways, landscaping screening and/or a unique landscape
design.

These large parcels with industrial/warehouse uses north of
downtown that have two possible futures: 1) they may remain
a light industrial center for decades to come, 2) it is an ideal
location for mixed use re- development complementary to
downtown. This designation describes option 2, the mixed use
redevelopment option.

Development orients itself to the Rio Grande Trail by opening
frontages or accesses to the path and not turning a back to it.
Locate buildings and entrances close to the sidewalk and/or
street.

Focus on form and design of buildings rather than specific
uses. Encourage distinct mix of activities separate from
Downtown. Central common/public gathering space or green
open space. Light storage, industry and warehousing that
supports manufacturing jobs. Makerspace supporting the
creative industry and arts. Types of housing may include a mix
of townhomes, duplexes/triplexes, apartments, to diversify the
Town's affordable, rental or ownership housing offerings.

Harmonize development with the scale and pattern of
Downtown and has a level of activity and residents that builds
on Downtown vitality. Accommodate a transition from the
Downtown edge/Rio Grande Trail to the Colorado Meadows single
family neighborhood. Limit to three stories. Break up building
massing and rooflines to avoid monotonous, box-like structures

Combine surface lots, parking shelters, and tuck-under parking
garages. Site parking on sides and behind buildings in smaller
scale lots divided by landscaping. Integrate parking structures
into the primary building's architecture. Utilize alley loaded
parking, shared driveways and parking lots to minimize the
number of needed curb cuts through sidewalks.

Usable, landscaped open space and a central public feature
should be integrated as an organizing element in the site design.
Connect greenways via green stormwater infrastructure (to
facilitate movement of pedestrians or vehicles through the site).

Scale right of way to accommodate automobhiles, bicycles,
pedestrians and street trees depending on the use of the street.
Connect to the historic town grid to the greatest extent possible
with an emphasis on pedestrian and bicycle connections and
establish a street connection to Highway 133 via Industry Place/
Merrill Avenue. Facilitate multi-modal connections Downtown
to the Rio Grande Trail to establish public trail connections to the
Carbondale Nature Park.
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DESIGNATION

CHARACTER

ELEMENT

DESCRIPTION

Downtown
T

Developed
Neighborhoods

Location/context
Relationship of
development to
streets

Uses

Building mass
and scale and

architecture

Parking

Landscaping

Connectivity

Location/context

Uses and
intensities

Landscaping

Connectivity

Location/context
Relationship of
development to
streets

Uses

Building mass

and scale and
architecture

Parking

Landscaping

Connectivity

Historic center of commerce, culture, civic life, and celebrations
- the heart of the community.

Maintain the core characteristics. Connect the buildings and the
sidewalk with architectural elements to maintain the downtown
form.

Downtown commercial and institutional uses with opportunities
for residential upstairs.

Preserve existing historic buildings. Allow variety in new
buildings. Height limited to three stories. Step- ping-Stepped
back upper stories on the street can help reduce visible mass.

Reduce demand for parking spaces with shared parking (day vs.
evening/night) Consolidate parking in multi-use collector lots.

Street trees, pedestrian facilities and landscaped gathering
areas.

Enhance the downtown walkable form emphasizing pedestrians
and traffic calming.

Mostly built-out subdivisions or condos, unlikely to change
significantly for decades. The intent is to protect existing zoning/
approvals and quality of life.

Continuation of the approved/existing uses.

Encourage and invest in street trees.

Improve priority multi-modal corridors as described in Ch. 4 with
sensitivity to street character/context and width. Emphasize
connecting the east and west sides of town across Highway 133.

Mixed use neighborhood with close access to transit and the Rio
Grande Trail.

Street emphasis on sidewalks, trees, huildings not parking.

Light industrial, commercial, mixed use and live- work.

Height limited to three stories. Avoid monotonous, box-like
structures.

Combination of surface lots, parking shelters, and tuck-under
parking garages sited on the sides and behind buildings in
smaller scale lots broken up by shade trees/landscape islands.

Street trees, landscaping islands in parking areas.

Connect to Rio Grande Trail and to Downtown.



HIGHWAY 133 CHARACTER

SPECTRUM

Employment / Light
Industrial

DESIGNATION

DESCRIPTION

Oriented towards functionality and vehicle circulation.
Ample landscape screening along the industrial/employment area

perimeter:

adjacent to the highway

residential neighborhoods

non-industrial commercial neighborhoods

Connect to pathways such as the Rio Grande Trail and Highway 133 Trail.

Auto-oriented but pedestrian/bike friendly. Well-screened broken-up

offices.

LOCATION

parking lots in front. Obvious and convenient bike/pedestrian access.
Interesting, varied facade. Uses aimed at attracting and accommodating
customers on-site such as: retail, restaurants, service commercial,

Urban, pedestrian/bike oriented.

Buildings close to the sidewalks/streets, corner buildings.

Parking in landscaped lots behind the buildings or in courtyards.
Commercial, mixed-use and urban residential.

Light industrial, local food production, and live/work are encouraged
along the west side of Highway 133.

Small-scale lodging.

DESCRIPTION

Gateways

Recreation

Public Facilities

Highway 82 & 133
Intersection

Highway 133 and
Main

Catherine's Store
Road

Highway 133 South
Entrance

Throughout town
and along the
periphery

Throughout town
and along the
periphery

Use entry monumentation to create a sense of arrival and
wayfinding for visitors. Landscape the gateways generously.
Reflect the small mountain-town character. Exhibit the
creative, festive side of the town. Promote recreation and
healthy lifestyles.

Announce the gateway to downtown w/ entry
monumentation and feature landscape. Reinforce small town
character. Emphasize bike and pedestrian oriented design.

Well-defined transition from an agricultural land- scape into

small-town Carbondale. The Highway 133 South entrance
features the Crystal River corridor.

Well-defined transition from an agricultural land- scape into
small-town Carbondale featuring the Crystal River corridor.

Parks and sports fields. Public open space and trails. River
and public land access. Pocket parks/landscaped areas.

Preserves community institutional uses. Uses include
schools, civic/government buildings, libraries, community/
recreation centers, historic/cultural institutions, and sites
dedicated to infrastructure.
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8 oidTown D

| Existing residential |

Intent: Old Town is considered the oldest residential
neighborhood in town. This designation encompasses
the portion of the historic residential town grid that
was zoned as Old Town Residential in 2008. This
zone district emphasizes the historic character of
the Old Town neighborhood. Single-family dwelling
units are the predominant development type and this
designation presents an opportunity to preserve the
small-town feel of a town-grid historic residential
neighborhood.

Top priorities include:
Single-family dwelling units are predominant

Street emphasis on sidewalks, trees, and
homes not off-street parking

Opportunity for accessory dwellings-need
simplified permitting process

Use naturalized storm water treatment
practices instead of curb and gutter on most
streets

Improve priority multi-modal corridors with
sensitivity to street character/context and
width

Alley loaded parking/garages/carports where
possible

Relationship of development to streets:
Emphasize pedestrians more than cars

As viewed from the street, emphasize
sidewalks, green space, trees and the buildings
themselves more than off-street parking,
garages and carports

| Existing residential |

Buildings should be the focal point of the site
by locating them close to the sidewalk and/or
street

Modest front yards should be provided where
possible

Utilize the town streets right-of-way to accom-
modate sidewalks, trees and other elements of
the streetscape

Uses:

Single-family dwelling units continue to be the
predominant development type in this portion
of the original town site

Explore the possibilities for a simplified
review/permitting process for smaller, lower
occupancy accessory dwelling units (ADUs)
that are attached and/or visually accessory to
the primary dwelling

Allow low-impact home occupations to
encourage citizens to live and work in
Carbondale

Building Mass and Scale:

Mitigate impacts of structures on adjacent
properties and streets and maintain open
access to sunlight and air flow

Step buildings down in scale as they approach
alleys

Limit height on vertical sidewalls



| Parking configuration example: Town grid alley-

loaded parking and garages for single family homes |

Detached ADUs should be scaled to be visually
secondary to the main dwelling

Encourage architectural variety in new
buildings and redevelopment of existing
buildings

Avoid prominent garages facing streets

Parking:

Encourage alley loaded parking/garages/
carports as properties redevelop

Alley loaded parking/ garages/carports, shared
driveways and shared parking lots can be
utilized to minimize the number of needed
curb cuts and increase the function and safety
of sidewalks and streets

On-street parking can include parallel and
diagonal parking configurations, depending on
the available street right-of-way

On-street parking should be designed to
accommodate the system of multi-mobhility
corridors described in the Mobility Plan
Element

Link parking requirements to the size and/or
likely occupancy of the ADU

The 2 space per unit standard in place for ADUs
today should be reduced to one space per unit
for smaller, lower-occupancy ADUs

| Parking configuration example: Town grid alley-
loaded parking and garages for single family homes |

Landscaping:

Plant and maintain large shade trees in front
along the street

Work in partnership with irrigation water
entities to maintain existing ditches and
uncover and expand the ditch system so that
irrigation water can be made more readily
available

Utilize sustainable storm water practices such
as detention areas, hio-swales, rain gardens,
terracing and porous pavements

Connectivity:

Utilize the town streets right-of-way to
accommodate improvements called for in this
plan's Mobility Plan Element

Site specific conditions such as street right-
of-way width, neighborhood character, and
traffic volumes, all need to be taken into
consideration when designing and installing
sidewalks, pathways and other multi-modal
improvements

For example, right-of-way width on many
streets may accommodate de- tached
sidewalks, but landscaped drainage-
ways would be more consistent with
neighborhood character and naturalized
storm water treatment practices than

a traditional curb, gutter and sidewalk
configuration

Curb cuts should be limited to avoid pedestrian
and bike traffic conflicts
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Residential Traditional

Intent: Provide an opportunity for a variety of housing

| Existing |

types with similar scale and architectural character,
which is largely traditional (mostly one- to three-
story buildings). Create opportunities to incorporate
missing middle housing and affordable units with
high levels of urban services.

Relationship of development to streets:

Uses:

Emphasize pedestrians more than cars and
bring vehicles to internal site to promote
walkable frontages

Modest front yards provided where possible

Single family detached homes, attached
townhouses and duplexes with individual
external entrances

Apartment buildings and other multifamily
attached units, condominiums, and accessible
units if appropriately scaled

Accessory Dwelling Units

Building mass and scale:

Create “Transition Areas” within this
designation to ensure neighborhood context
and compatible design

Ensure site design is compatible with
surrounding uses through buffering, smooth
density transitions and other site design
features

Building heights must be context-sensitive

| Existing |

Parking:

Place parking structures where they can be
disguised, screened and/or integrated into the
building architecture

Use parking to provide a transition between
unlike land uses

Link parking requirements to the size and/or
likely occupancy of ADUs.

Landscaping:

Emphasize street trees, sustainable storm-
water management, and sidewalks

Connectivity:

Build the mobhility network around the original
town grid pattern and early annexations
adjacent to the town grid.

Incorporate design and access to connect
adjacent uses and nearbhy pathways,
landscaping screening and a sense of place
created through placement of amenity and
gathering spaces

Pedestrian connectivity is direct to nearby
mixed use or commerce nodes



| Example Residential Traditional Typology |

| Example Residential Traditional Typology | | Example Residential Traditional Typology |
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Residential Mixed

| Existing |

Intent: Create a vision that works with existing
conditions and help to transition between different
uses without an enhanced future vision. Provide a
wider range of housing flexibility than single-family

areas

while maintaining historic scale and density.

Designation contributes to compact areas within
larger neighborhoods and may be located near
centers of commerce or employment to provide
walkable access to services and workplaces.

Relationship of development to streets:

Uses:

Emphasize pedestrians more than cars and
provide pedestrian access on neighborhood
streets.

Provide modest front, rear or side yards where
possible.

Single- and multifamily attached units,
townhouses, condominiums, cottages that
incorporate universal design concepts.

Accessory Dwelling Units (ADUs).

Acts as a transitional land use between
commercial properties and therefore this
future use supports revisions to the UDC's
transitional zoning standards for areas with
unlike adjacent uses.

Expands to unlike uses across rights-of-way,
rather than adjacent property lines.

| Existing |

Building mass and scale:

Provide a transition between higher density
housing, commercial activity nodes and older
smaller-scale neighborhoods.

Site design is compatible with surrounding
uses through buffering, smooth density
transitions and other site design elements.

Parking:

Provide on-site parking in infill developments,
but not in large parking lots that front the
street

Encourage alley loaded parking/ garages/
carports, shared driveways and shared parking
lots

Where inactive alleys cannot be reclaimed
or do not exist, encourage side-loaded or
courtyard parking and/ or shared driveways
where practical.

Link parking requirements to the size and/or
occupancy of ADUs.

On street parking includes parallel and
diagonal parking configurations, depending on
the available street right-of-way but should
be integrated into a system of multi-modal
mobility. Allow the guest parking portion of
the off-street parking requirements to be
accommodated along streets with enough
right-of-way.



| Example Residential Mixed Typology |

| Example Residential Mixed Typology |

Connectivity:
Build a mobility network around the original
town grid pattern.

Incorporate connectivity with adjacent uses
and nearby pathways, landscaping screening
and/or a unique landscape design.

| Example Residential Mixed Typology |
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| Downtown North |

Uses:

| Existing |

Focus on form and design of buildings rather
than specific uses

Encourage distinct mix of activities separate
from Downtown

Encourage inclusion of more than one use in
the same building or different uses adjacent to
one another in the same development project
Central common/public gathering space or
green open space

This designation acknowledges a light industrial
urban character at a neighborhood scale. Two-
to three-story buildings with active pedestrian

Light storage, industry and warehousing that
supports manufacturing jobs
Makerspace supporting the creative industry

frontages and vehicle access, parking and delivery to
the rear may typify this use. (See Downtown North
focus area for additional information and strategies
for Neighborhood Light Industrial Mixed-Use).

Relationship of development to mohility network:

Development orients itself to the Rio Grande
Trail by opening frontages or accesses to the
path and not turning a back to it

Establish a public connection to the
Carbondale Nature Park and emphasize street
trees, sustainable stormwater management,
and sidewalks

Locate buildings and entrances close to the
sidewalk and/or street

Encourage outdoor activity areas such as
dining, art and public space

and arts

Types of housing may include a mix of
townhomes, duplexes/triplexes, apartments,
to diversify the Town's affordable, rental or
ownership housing offerings

Building mass and scale:

Harmonize development with the scale and
pattern of Downtown and has a level of activity
and residents that builds on Downtown vitality
Accommodate a transition from the Downtown
edge/Rio Grande Trail to the Colorado Meadows
single family neighborhood. Limit to three
stories

Break up building massing and rooflines to
avoid monotonous, box-like structures
Live-work buildings and spaces large enough to
manufacture goods

Encourage three-dimensional architectural
elements such as windows, doors, and dormers



| Example Downtown North Landscaping |

Encourage architectural designs that provide a
seamless connection bhetween outdoor public
spaces and public/private transitions with
architectural elements such as doors, windows,
and outdoor activity areas

Where possible, maintain views of surrounding
mountains by transitioning densities higher
from south to north

Parking:

Combine surface lots, parking shelters, and
tuck-under parking garages

Site parking on sides and behind buildings in
smaller scale lots divided by landscaping

Seek opportunities for on-site renewable
infrastructure including ground-mounted solar
panels

Integrate parking structures into the primary
building's architecture

Utilize alley loaded parking, shared driveways
and parking lots to minimize the number of
needed curb cuts through sidewalks

Landscaping:

Usable, landscaped open space and a central
public feature should be integrated as an
organizing element in the site design

Extend Carbondale’s urban forest into
Downtown North

Connect greenways via green stormwater
infrastructure (to facilitate movement of
pedestrians or vehicles through the site)

| Example Downtown North Typology |

Connectivity:

Ensure the public rights-of-way are
appropriately designed to create a comfortable,
human-scaled environment

Connect to the historic town grid to the
greatest extent possible with an emphasis
on pedestrian and hicycle connections and
establish a street connection to Highway 133
via Industry Place/Merrill Avenue

Facilitate multi-modal connections Downtown
to the Rio Grande Trail to establish public trail
connections to the Carbondale Nature Park
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8 powntown B

| Main Street | | Downtown Commercial |

The most important priority for the future of Uses:
Downtown is to maintain and enhance the
characteristics that have proven so successful in the
past. Downtown has a finite area, so it is important to
make the best use of the land available to continue
to build on the vitality of the community. Over

time, development in the Downtown has evolved

to respond to the character of the commmercial
district urban form, which should be continued, i.e.
customer-oriented commercial on the street level
with second and third story office and residential.

Encourage mixed use including shopping,
restaurants, entertainment, lodging, offices,
employment generating activities, and facilities
essential to the daily life of the residents and
housing

Focus more on the form and design of buildings
than on prescribing specific commercial uses

Encourage commercial-residential mixed-use
with housing above ground floor

Top priorities include: Building Mass and Scale:

Buildings should reflect the predominant
pattern with up to three story huildings with a
high percentage of lot coverage

Preserve existing historic buildings

Maintain the core downtown characteristics,
emphasizing pedestrian-oriented design that
connects the buildings to the sidewalk with
architectural elements

Stepped back upper stories along the street
can help reduce visible building mass

Balance the preservation existing historic
buildings with architectural variety in new
buildings and redevelopment of existing non-
historic buildings

Reduce visible mass by stepping bhack upper
stories from the street

Consolidate downtown parking into collector
lots that serve multiple purposes

Building facades and roof lines should be
broken-up to extend the pattern of regular
variation that exists today due to the 25 foot

Relationship of development to streets:

Orient buildings and site design specific to

pedestrians more than towards cars

Buildings should be sited at the edge of the
sidewalks and existing gaps in the block faces
should be filled-in except for formal plazas and
other gathering places

lot width downtown

Streets should be faced with three-
dimensional architectural elements such as
windows, doors, and dormers



| Figure 3: Main Street typical parking configuration |

Parking: Develop a parking strategy for downtown
that encourages infill. The strategy could include the
following:

Connectivity:

Increase the visibility of the downtown from
Highway 133 hy establishing a Downtown

Smaller town-site lots utilize small scale
surface parking in the rear or well-screened,
small lots at the side of buildings. Figure 3
shows four rear loaded parking spaces and a 3
story building on a 2 town site lots

Make the best use of existing land by
reducing the demand for parking spaces with
shared parking where different uses have
complementary parking needs (office use
during the day, residential use in the evening
and at night)

Explore potential sites and financing for future
parking to accommodate the loss of downtown
parking, should private vacant or partially
vacant lots that currently serve as informal
parking be developed

Implement an optional fee in lieu of on-site
parking requirements and use the revenues to
develop public on-street parking and collector
lots

Explore options for developing well-screened,
smaller scale collector lots within short
walking distance of the downtown core, but
not facing Main Street.

gateway at the intersection of Highway 133
and Main Street

Facilitate multi-modal connections between
Downtown and the Rio Grande Trail

Capitalize on the historic grid streets pattern to
establish a system to accommodate necessary
traffic levels, as well as pedestrians and
bicyclists

Utilize the town streets right-of-way to
accommodate improvements called for in this
plan's Mobility Plan Element
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Developed Neighborhoods

| River Valley Ranch |

The Developed Neighborhoods designation is
intended to provide for neighborhood stability
while allowing remodeling, replacement and

new construction in established residential
neighborhoods. Developed neighborhoods

consist of residential subdivisions, condominium
developments, multi-family developments, and
planned unit developments that are unlikely to
change significantly over the twenty-year planning
horizon of this Comprehensive Plan.

Top priorities include:
Protect existing zoning/approvals/permits

Allow remodeling, replacement and new units
on vacant lots

Encourage Accessory Dwelling Units

Improve bike/pedestrian connectivity

| Keator Grove |

Uses and Intensities:

Continuation of the approved/existing uses

Where the original approvals do not prohibit
accessory dwelling units (ADU), they will
continue to be allowed on lots that can
accommodate these units and the required off-
street parking

Private covenants, although generally not
en- forced by the town, are also a factor in
how future development will occur in stable
neighborhoods where they are in place

Landscaping:

Encourage and invest in street trees

Connectivity:

Future multi-modal improvements to
pathways, sidewalks and street/highway
crossings will provide connections between
stable neighborhoods, other residential
neighborhoods and commercial/institutional
destinations throughout town

Emphasize connecting the east and west sides
of town across Highway 133



Mixed use neighborhood with close access to transit

@ 1.ight Industrial / Mixed Use

| Existing Mixed Use |

and the Rio Grande Trail. It emphasizes convenient
automohile access and parking, while balancing
this with a more urban, pedestrian/bike friendly
feel. In the future, mixed use developments with a
residential component should provide pedestrian/
bike connectivity and outdoor living areas for
residents.

Building Relationship to Highway/Street:

Uses:

When viewed from the street, this designation
emphasizes path- ways, sidewalks,
landscaping, and buildings more than parking
lots and parking structures

Buildings should be the focal point of the site
by locating them close to the sidewalk

Encourage arange of commercial and light
industrial uses

Encourage vertical mixed-use with residential
above commercial uses

Encourage live-work buildings in which
each unit contains a commercial workspace
connected with a living area

Developments with a residential component
need to provide pedestrian/bike connectivity
and easy access to outdoor living areas
including, but not limited to pocket parks,
plazas, common patios, and other elements
that encourage outdoor living

| Dolores Way Streetscape |

Building Mass and Scale and Impacts on Adjacent
Properties:

Buildings can be up to 3 stories tall

Building facades and roof lines should be
broken up to develop visual interest and avoid
monotony

The street/highway should be faced with 3-D
architectural elements such as windows,
doors, and dormers

Parking:

Parking lots should he sited on the sides and
behind buildings in smaller scale lots broken
divided up by landscaped islands with shade
trees

Encourage consolidated driveways to maintain
the continuity of sidewalks/pathways along the
street

Parking structures should be sited and
designed to be disguised and integrate with the
primary building's architecture

Connectivity:

Facilitate convenient and obvious multi-modal
connections to the Rio Grande Trail and to the
nearby RFTA park-and-ride facility

Take advantage of proximity to the RFTA park
and ride with transit oriented development
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Highway 133 Character Spectrum Summary

Community character relates to the use of land, but, more importantly,
translates the design characteristics that influence the "look and feel" of
development. Instead of only identifying land use, such as industrial or
commercial, a determination of character is more distinctly defined by the
intensity of development, the arrangement of buildings and parking areas,
the preservation and use of open space, and other design features.

Along the Highway 133 corridor, the potential future land uses fall along

a character spectrum ranging from areas that emphasizes automobhile
circulation and well-screened parking to areas that emphasize walkability
while also accommodating vehicles and parking.

functionality, accommodating buildings, outdoor work areas and
vehicles. Developing and redeveloping properties that front Highway
QA — 133 or that are near residential neighborhoods and other non-industrial
neighborhoods will need to provide generous landscaping to visually
) buffer these areas. Buildings will often be set back from the highway/
Auto-Oriented street in order to provide landscape screening. Redevelopment should
include connections to the Rio Grande Trail and the Highway 133 Trail.
l friendly feel with the need to accommodate automobile access and
parking on-site. Buildings should be the focal point of the site by locating
Ped/Bike- them close to the sidewalks or pathways along the street while parking
Oriented should be behind the buildings or located in less visible, well screened

O lots to the side of the buildings. Commercial, mixed use, small scale

lodging, and urban residential uses are all considered appropriate here.
| Figure 4: Spectrum of

development orientation |

Q Employment [ Light Industrial - Site design is primarily oriented towards

Mixed Commercial -This designation emphasizes convenient automobile
access and parking and allows well-screened broken-up parking lots

in the front as seen from the highway/street. Auto access is halanced
with obvious and convenient access for pedestrians and bhikes. Avoid
monotonous block-like structures by incorporated interesting and varied
facades. This designation allows for a flexible mix of retail, restaurants,
service commercial, offices and other uses aimed at attracting and
accommodating customers on-site. Multiple story mixed-use buildings
may include residential upstairs.

New-Urban - This designation balances an urban, pedestrian/bike




@ Employment / Light Industrial

| Existing |

Site design is primarily oriented towards
functionality, accommodating buildings, outdoor
work areas and vehicles. Developing and redeveloping
properties that front Highway 133 or are near
residential neighborhoods and other non-industrial
neighborhoods will need to provide generous
landscaping to buffer these areas. Buildings will
often be set back from the highway/street in order to
provide landscape screening. Redevelopment should
include connections to the Rio Grande Trail and the
Highway 133 Trail.

Building Relationship to Highway/Street:

As viewed from the highway/street, emphasize
landscaping, path- ways, and sidewalks and
more than parking lots, loading areas, and the
buildings themselves

In order to make space for landscape buffering,
buildings will often be set back from the
highway/street

Uses:

A variety of workplaces including
manufacturing, offices, industry support
services, storage buildings/yards,
transportation services, utilities and other
primary employment facilities

Encourage the inclusion of secondary uses
such as retail sales, coffee shops, restaurants,
and daycare facilities that support the primary
uses

Building Mass and Scale and Impacts on Adjacent
Properties:
Buildings can be up to 3 stories tall

Development adjacent to residential
neighborhoods will need to mitigate noise,
lighting, and health/safety impacts

| Example landscape screening |

Buildings, outdoor work areas, storage areas,
and parking/loading areas need to be screened
generously with landscaping as viewed from
non-industrial neighborhoods and from the
Highway 133 right of way

It is not necessary to screen one industrial
use from another neighboring industrial/
employment use

Parking:

Parking, loading and site circulation will need
to be provided on-site by each development
project

Utilize landscaping and screening and
landscape islands to disguise and break-up
parking lots and circulation areas as viewed
from non-industrial neighborhoods and the
Highway 133 corridor

Connectivity:

Business employment / light industrial uses
need access to Highway 133 or the designated
truck route without having to travel through
residential neighborhoods

Development generating exceptionally high
levels of passenger and/or truck traffic will
need to mitigate impacts on the town streets
system

Encourage bike and pedestrian access by
connecting to the Rio Grande Trail, the Highway
133 pathways and other hike/pedestrian
corridors
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8 Mixed Commercial (D

| La Fontana |

This designation balances an urban, pedestrian/

bike friendly feel with the need to accommodate
automobile access and parking on-site. Buildings
should be the focal point of the site by locating
them close to the sidewalks or pathways along the
street, while parking should be behind the buildings
or located in less visible, well screened lots to the
side of buildings. Commercial, mixed-use, light
industrial, local food production, live/work, and urban
residential uses are all allowed in appropriate places.

Building Relationship to Highway/Street:

Buildings are typically set back, emphasizing
landscaping and parking in the front, along the
highway/street

Uses:

Flexible mix of retail, restaurants, service
commercial, lodging, offices and other uses
aimed at attracting and accommodating
customers on-site

Multi-story mixed-use buildings may include
residential above the ground floor

| Example landscape screening |

Building Mass and Scale:
Buildings can be up to 3 stories tall

Building facades and rooflines should be
broken up to avoid monotony

The street/highway should be faced with 3-D
architectural elements such as windows, doors
and dormers

Parking:

May be located along the front and/or along
the sides with ample landscape screening
and landscape islands to soften and break-up
parking lots as viewed from the street

Side-entry parking is preferred with
consolidated driveways to maintain the
continuity of sidewalks/path- ways along the
highway/street

Connectivity:

Site design should emphasize the continuity
of sidewalks/ pathways with obvious and safe
connections to the buildings for pedestrians
and cyclists



8 New Urban D

| carbondale Center Place - Under Construction |

This designation balances an urban, pedestrian/

bike friendly feel with the need to accommodate
automohile access and parking on-site. Buildings
should be the focal point of the site by locating
them close to the sidewalks or pathways along the
street, while parking should be behind the buildings
or located in less visible, well screened lots to the
side of buildings. Commercial, mixed-use, light
industrial, local food production, live/work, and urban
residential uses are all allowed in appropriate places.

Building Relationship to Highway/Street:

When viewed from the street, the site design
should emphasize pathways/sidewalks and the
buildings themselves more than parking lots/
structures

Buildings should be the focal point of the site
by locating them close to the sidewalk and/or
street

The historic pattern of the down- town core
should not be replicated

Both the downtown core and the Highway
133 corridor should be treated as unique
neighborhoods

Uses:

A flexible mix of retail, restaurants, service
commercial, lodging, offices, and multiple
story mixed-use buildings which may include
residential above ground floor

Light industrial, local food production, and live/
work along the west side of Highway 133

Uses should be transitioned appropriately to
adjoining uses

| Example New Urban development |

Building Mass and Scale:
Buildings can be up to 3 stories tall

Building facades and roof lines should be
broken up to avoid monotony

The street/highway should be faced with 3-D
architectural elements such as windows, doors
and dormers

Connect the inside of the buildings and the
sidewalk with architectural elements such as
doors, windows and outdoor activity areas

Parking:

Parking lots should be sited on the sides and
behind buildings in smaller lots broken up
by landscape islands with shade trees and
ground-mounted solar panels

Parking structures should be sited and
designed and tastefully integrated with the
primary buildings

Driveways should be consolidated to maintain

the continuity of sidewalks/pathways along the
highway/street

Connectivity:

Site design should provide obvious and safe
connections to the buildings for pedestrians
and cyclists. Balancing a pedestrian/hike
friendly feel with convenient automobhile
access is paramount
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* Gateways *

| North Gateway |

There are four gateways in Carbondale, each

of which will play a crucial role in defining the

town geographically. The north gateway near the
intersection of Highways 82 and 133 is owned
mostly town-owned parkland/ open space and
Colorado Department of Transportation highway
right of way. The town initiated the Gateway Park
Master Plan Feasibility and Conceptual Design to
provide planning level design for Gateway Park along
the Roaring Fork River. To expand improvements
beyond the land already owned by the town, the town
could annex the highway corridor and establish a
maintenance agreement with Colorado Department
of Transportation that would allow the town to install
and maintain its own landscaping in the highway
right of way. Other elements at this gateway include
entry monumentation to create a sense of arrival
and wayfinding for visitors and to promote the
communities strengths: arts, outdoor recreation,
festivities.

The south gateway along the Crystal River on
Highway 133 should exhibit a well-defined transition
from an agricultural landscape into small-town
Carbondale. Because the Crystal River is close to
Highway 133 on near the south gateway, a well
preserved and accessible river corridor will be the
anchor of this gateway.

The east gateway along Catherine Store Road should
also be a well defined transition from agricultural
land into small-town Carbondale.

The intersection of Highway 133 and Main Avenue
should announce the gateway to downtown w/ entry
monumentation and feature landscape. This part

of the highway corridor should emphasize bike and
pedestrian oriented design and reinforce small town
character.



0 Recreation )

| carbondale Nature Park |

Uses: Parks and sports fields. Public open space and
trails. River and public land access. Pocket parks/
landscaped areas. Throughout Town and along the
periphery.

According to the Colorado Small Community Parks
Planning System (Colorado Department of Local
Affairsl), a town Carbondale's size with diverse array
of recreational preferences should have between
80-100 acres of parks and open space. According

to these standards, the community currently needs

about 14 acres of sports fields. While the inventory of

outdoor recreation oriented open space is more than
adequate, sports fields in the town's inventory do
not meet the small community standards. Originally,
the Carbondale Nature Park was purchased to build
sports fields, but more passive uses have evolved,
including its current use as a dog park, resulting in a
continued need for sports fields.

Existing Parks, Trails Open Space Plans

There are several plans in place today to cover
improvements to existing parks and open space
land. These plans should be implemented as funding
allows.

The Carbondale Parks, Recreation & Trails
Master Plan was adopted in 2015 and provides
direction for the Town's decision making

over a ten year planning horizon. It includes
recommendations to improve mohility,
enhance gateways, celebrate the rivers,
address financial stability, maintain existing
amenities, provide sports facilities, and
enhance recreation opportunities.

| Sports fields |

The Roaring Fork School District Sports
Complex Master Plan illustrates a sports field
plan on district property. The intent is that
the Town and school district would partner to
develop and maintain those facilities. Possible
funding sources include an RE1 property tax
bond and GOCO grants.

The Gateway Park Master Feasibility and
Conceptual Design provides planning level
design for Gateways

Park along the Roaring Fork River on the north
end of town.

The Third Street Center Community
Partnership Park plan establishes conceptual
design for a community park on the Third
Street Center property.

The Nature Park Master Plan illustrates several
conceptual levels of improvements including
habitat improvements, a science outreach
center, parking, informal sports field, children
play areas, a trails network, and fishing ponds.
In recent years, the park has heen seen more
and more use as a dog park.
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Town Periphery

| Potato farmer near Carbondale |

Planning in the Town Periphery

The larger geographic context of Carbondale is
integral to the overall community character. As a
result, the Comprehensive Plan establishes policies
that specifically address future land use plans along
the Town's periphery. One of the primary goals of this
plan is to maintain the compact development pattern
and the distinct geographic identity of the town.
Achieving this goal will require a balance hetween
land conservation and development strategies. This
balance can be achieved by coordinating efforts
between the town, the county, landowners, and land
conservation entities. As part of this coordinated
effort, the town can also affect future land use
patterns directly by annexing properties that are
contiguous to the town boundary pursuant to formal
petition by landowners.

The town periphery plan includes the following
elements, each with its own purpose and intended
use:

The land features map is intended to provide
the physical geography backdrop.

Community priorities for land conservation are
intended to inform land conservation efforts.

Land conservation partnerships are an integral
component of the land conservation strategy.

Coordination with Garfield County- This section
describes several approaches for coordination
with the county on long-range planning and on
specific development applications.

The town periphery future land use
designations and potential annexation areas
are intended as a guide for annexations and
land conservation on the town periphery.

| Town Periphery |
Land Features

The starting point for future land use planning in
the town periphery is to establish baseline mapping
illustrating the basic physical geography (See
Figure 5). Carbondale has several natural features
that define its geography, including the Crystal

and Roaring Fork rivers, the steep slopes leading
up to East and West Mesas, and the bottomlands
along Catherine Store Road. These features are
natural edges for most of the town's perimeter.
The exception is that the Colorado Rocky Mountain
School property is relatively free of natural
constraints up to the river corridor.

Community Priorities for Land Conservation

The emphasis on active lifestyles, recreation, local
food and agriculture throughout this Comprehensive
Plan calls for a coordinated land conservation system
in the town periphery. During the planning process,
the community prioritized their preferences for land
conservation using key pad polling. The priorities

list helps deter- mine what areas in a proposed
development are preferred as open space.. The list
also represents priorities for the Town's open space
investments and articulates Carbondale's desired
future to the land conservation entities at work in
the valley. Land conservation on the town periphery
should prioritize the following types of land:

1. Riparian areas, access and outstanding river
features, 100-Year floodplain.

Agricultural lands on the perimeter of town.
Corridors accessing public lands.

Gateways.

a kb WD

Historic sites.
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Land Conservation Partnerships

Land conservation entities have either purchased
conservation easements or purchased land spanning
many hundreds of acres near Carbondale and up

the Crystal River Valley. It is essential to keep good
working relationships with these entities and to
contribute to and support land conservation near
Carbondale.

A critical component of land conservation on the
Carbondale town periphery and other municipalities
in Garfield County is a county-wide open space
conservation program funded by voter-approved
taxes. See Figure 7 - Protected and Significant Private
Parcels in the Town of Carbondale Periphery, a map
showing the important and intact properties in the
Carbondale periphery.

Coordination with Garfield County

The 2001 Intergovernmental Agreement (IGA) for
Development between Garfield County and its
municipalities establishes a protocol for referring
applications for development in the county to
nearby municipalities for review and comment.
Carbondale supports this referral arrangement

and the opportunity to comment meaningfully on
land use changes near town. According to the IGA,
"major applications", exceeding 50 residential lots or
20,000 sgq. ft. of commercial floor area are referred
to the two nearest municipalities, measured along
the state highway/interstate. "Other developments"
result in lower levels of development, but still
represent fundamental changes or variation from
the underlying zoning. The IGA specifies that

"other developments" in the county are referred to
municipalities within 2 miles of the proposed project
(see Figure 6 - Two Mile Review Area).

The mapped 'significant parcels' are the remaining in-
tact, large private parcels, many of which function as
working agricultural land (Figure 7). The community
views these parcels as important components of

the current and future geography of Carbondale.

The intent is that the county coordinates with the
Town of Carbondale regarding future development
on significant parcels. Many significant parcels have
already been conserved, with a large conservation
easement on the East Mesa and several properties
already protected up the Crystal River. Future
conservation of significant parcels is encouraged.
Land conservation does not preclude some level of
development. Except as otherwise specified in the
town periphery future land use designations, the
Town encourages Garfield County to implement the
clustering policies contained in Chapter 2 of the
adopted 2010 Garfield County Comprehensive Plan
on mapped significant parcels:

Begin with a base density of no less than

10 acres per dwelling unit. From these base
development rights, applicants for future
residential developments are encouraged to
set-aside open space in order to increase the
gross density of the project, giving them the
abhility to create more development rights.

Plan for contiguity and connectivity between
open space parcels.

Encourage public access to open space,
especially along the rivers.

Two Mile Area Language:

The Town urges Garfield County to consider the
impacts of commercial and industrial development
on traffic loads and safety on town streets, safety
on town pathways, dark skies, noise, wildlife habitat,
hazardous materials transport and storage in/near
town, air and water quality and protection of scenic
resources and scenic quality, particularly around the
gateways into town.
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Figure 6: Two Mile Review Area for County Projects




2022 Carbondale Comprehensive Plan

Protected Lands and Signficant Private Parcels

Town of Carbondale Periphery
I conservation Easements | Public Lands le
| Significant Parcels 65 0 o 0.5 Mbes
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Figure 7: Two Mile Review Area for County Projects



Town Periphery Future Land Use Designations

The following designations describe preferred future
conditions in the town periphery (see map, Figure

8). The annexation areas are prioritized as phase

1, which would provide several opportunities and
public benefits and phase 2 and 3, which are also
logical areas for annexation but more distant in the
future. In some cases, phase 2 and 3 annexations
may need to wait until phase 1 annexations bring the
town boundary out to the property. The designations
also include conservation areas: agriculture and river
corridors. By coordinating with land conservation
entities to purchase land or conservation easements
and annexing conservation orient- ed development,
the town can secure its geographic limits while
allowing just enough expansion to meet the needs of
the community as it evolves.

Phase 1 Opportunities

| Town Periphery |

Phase 1 Potential Annexation - Infill Areas

The intent of the phase 1 annexation area is to
promote infill and redevelopment in adjacent areas
that already function as part of town, but are not
yet annexed including the Colorado Rocky Mountain
School, which is closely connected to town. These
are the most logical areas for annexation because
infill and redevelopment in these areas would
maintain the town's compact footprint while
promoting walking and bhiking.

An existing pattern of mixed density and
fragmented ownership means that annexation and
redevelopment could span decades of incremental
change in some phase 1 areas. The challenge is to
plan for the long term and maintain consistency
throughout the transition.

Opportunities

Level of Difficulty

1) Gateway enhancements

1) With the exception of CRMS lands, phase 1 areas are
already mostly developed and ownership is fragmented,
complicating annexation.

2) Infill and redevelopment

2) The Town would need to promote incentives for own-
ers of residential and commercial lots in phase 1 areas to
petition for annexation: utilities/services, better zoning, law
enforcement.

3) Sales tax revenues from existing and future retail uses

4) Establish contiguity with larger, intact parcels for future
annexations

5) Eliminate individual septic disposal systems
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Town Periphery Future Land Use Designations
B Fhase 1 Potential Annexation: Infill Areas
Il Fase 2 Potential Annexation: Infil Areas
| Phase 3 Potential Annexation: Conservation Development
¥/7# River Comdor and Floodplain Conservation Areas
Priority Agricultural Lands

Figure 8: Town Periphery Future Land Use Designations




| Colorado Rocky Mountain School |

Guidance for specific areas:

The north gateway near the intersection of Highways 82 and 133 should create sense of arrival and way-
finding for visitors. It also hosts several businesses and has the potential for redevelopment and infill.

The south gateway along the Crystal River on Highway 133 consists of several large lot residential
subdivisions. Annexation and redevelopment in this area would be complex due to the need to coordinate
with multiple property owners.

The remaining parcels in the County Island should be annexed and developed with a diversity of housing
types.

The mobile home park along Snowmass Drive near Main Street is fully occupied today, but property owners
could seek redevelopment in the future. Redevelopment of the park should follow the guidance contained
in the Downtown/Old-Town Periphery Future Land Use Plan designation, listed earlier in the future land use
plan.

Colorado Rocky Mountain School (CRMS) is currently operating as an independent high school for boarding
and day students and is an important component of the Carbondale community and economy. In addition
to traditional classroom education, the School's property is used in its diverse programs in a variety of
other ways including agricultural production, recreational activities, renewable energy production and
ecological studies. CRMS also provides employee housing. CRMS programmatic needs, and subsequently
its land use, has and will continue to evolve over time to support the organization's mission. The majority
of CRMS property is located in unincorporated Garfield County. Portions of CRMS land outside the Town

of Carbondale are designated as Phase 1 Potential Annexation Infill Area because of its prominent location
on the west edge of Town. Should development occur on CRMS property, either on its open space parcels
in Carbondale or on property designated as Infill Area, the densities should be gradually tiered from

high density near Highway 133 and Main, down to lower densities near the river corridor. The Town of
Carbondale recognizes that the needs of CRMS will continue to evolve. The Comprehensive Plan is not
intended to limit CRMS private property rights and it encourages dialogue between the Town of Carbondale,
and Garfield County regarding future land use.
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Phase 2 Potential Annexation - Infill Areas

The mobile home park and the Satank neighborhood are lower priority, but already function as part of town.
Future redevelopment or the demand for town sewer could motivate petitions for annexation in these phase 2
areas, but the opportunities for public benefit are fewer than those associated with phase 1 annexation areas,

reducing the level of priority.

Phase 2 Opportunities

Opportunities

Level of Difficulty

1) Gateway enhancements

1) Phase 1 areas are already mostly developed and owner-
ship is fragmented, which complicates the co- ordination
of annexation.

2) Establish contiguity with larger, intact parcels for future
annexations

2) The Town would need to promote incentives for own-
ers of residential and commercial lots in phase 1 areas to
petition for annexation: utilities/services, better zoning, law
enforcement.

3) Eliminate individual septic disposal systems

3) Residential units do not generate enough revenue to
cover their costs for basic town services and facilities (See
Chapter 5 Background Information).

Phase 3 Potential Annexation - Conservation Development

The intent of the conservation development potential annexation area is to offer incentives for conservation
development while allowing some expansion of the town's footprint on the southern edge of town.

Several considerations were employed to delineate the phase 3 potential annexation area:

1. proximity to existing waterlines.

2. topography that allows connection the town's gravity fed wastewater disposal system without mechanical

lift stations.

the presence of riparian areas, the highest open space conservation priority for the community.

4. locations that can be authentically connected to the town.

Future development will be expected to help secure a compact development pattern by concentrating
development close to the town boundaries and permanently preserving river corridors and the agricultural
perimeter that geographically defines Carbondale's southern edge.

Phase 3 Opportunities

Opportunities

Level of Difficulty

1) Establish a permanent agriculture/open space perimeter
defining the town.

1) Establishing the State minimum 1/6th contiguity to
some phase 2 land conservation areas will first require
annexation of phase 1 areas.

2) Permanent riparian and agricultural land conservation.

2) Careful design and infrastructure improvements will
be required to assure that phase 2 areas are genuinely
connected to the Town.

3) Town review/approval focused on Carbondale
community needs and values vs. Garfield County Land Use
Code standards.




River Corridor Conservation Areas

River corridors consist of the 100 year floodplain
and the riparian areas along the Crystal and Roaring
Fork Rivers. A riparian area is a plant community
contiguous to and affected by rivers, streams,
drainage-ways or lakes that supports an ecosystem
that is distinct from the surrounding areas not
affected by hydrologic features. The

100-year floodplain includes any land area along a
river, stream, or drainage way that is susceptible

to inundation. The 100-year floodplain is an area
with a 1% probability of a flood occurring in any
given year. These areas have public value as wildlife
habitat, water quality protection areas, and for

river recreation. Future annexation/developments
should set aside river corridors as public open space.
The town should also work with land conservation
entities to protect the river corridors while allowing
low impact recreation including trails and other
naturalized enhancements. The Roaring Fork and
Crystal Rivers confluence is designated as a River
Corridor Conservation Area because it is such a
unique geographic feature.

Priority Agricultural Land

Priority Agriculture Lands serve multiple purposes for
the community as expressed throughout Chapter 2
Vision, Goals and Strategies: 1) land base for food
production, 2) geographically defines the edge of
town, 3) agriculture operators are an important
component of Carbondale's economy, culture and
heritage. The town should work with landowners and
land conservation entities to keep the agricultural
operations and land base intact. Annexation may be a
useful tool for supporting and protecting agricultural
operations. Some level of development would

be necessary as an incentive for annexation, but
development on priority agricultural land would need
to be designed to contribute towards the objective

of keeping the agricultural operation running and the
land intact.

Annexation Criteria

These annexation criteria should be taken into
consideration during the annexation review process.
Many of these criteria are adapted from the Town

of Carbondale 3-Mile Plan adopted in 2000. Some
annexation opportunities may not meet all of these
criteria but could still be in the best interest of the
town.

Annexations should be reviewed by the town
concurrently with development proposals for
the property.

Annexation/developments should promote
multi-modal transportation by connecting to
and enhancing the

Town's pathways, sidewalks, streets and transit
systems.

Annexation/developments should not adversely
affect the Town's fiscal conditions.

Annexation/development should not degrade
public infrastructure or level of service.

An objective evaluation of fiscal impacts

of annexations should be included in the
decision-making process.

Annexation/development should include at
least one of these valued assets:

Public trails, priority public open space
(see Land Conservation Priorities above),
or public parks, all exceeding the minimum
requirements of the municipal code.

Affordable or attainable housing exceeding
the minimum requirements of the
municipal code.

Agricultural land conservation.

Development should avoid the floodplain,
steep slopes and geologic hazard areas (rock-
fall, landslides, debris flows, avalanches,
expandable/collapsible soils, unstable slopes).
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5.0 Plan




5.1 | Overview

Plan Elements were identified early in the planning
process and include a discussion relevant to each
Focus Area followed by recommmendations:

Housing + Jobs

Multi-Modal Access + Circulation
Climate Action

Aging in Community

Historic Preservation

Downtown

Downtown North
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5.2 | Housing + Jobs

Overview

Maintaining an identity as a vibrant visitor
destination and preserving homes and workplaces
is paramount to Carbondale's economic health and
social sustainability. The need for a diverse housing
supply and workforce/ jobs balance is at the core
of this mix. In 2021, many ask: "Is growth applying
undue pressure to Carbondale's markets and
affecting accessibility to both housing and jobs?"
The answer is likely yes for at least three groups: the
lower/middle income employee, the young family
aiming to enjoy Carbondale's quality of life and the
older adult aiming to age in community. Despite an
active residential development market, homes for
those struggling to live in town are not being built.

With sales tax being the fiscal lifeblood for
Carbondale, the health of local retail, recreation, and
dining establishments erodes as housing affordability
makes retaining service employees challenging.
Shortfalls in the affordable housing market stress
the transportation system as workers commute

from further away in search of reasonable rents and
mortgages.

Diversifying the housing supply toolkit is hecessary
as the current method for supplying affordable units
currently is inclusionary zoning to deed-restrict units.
One strategic approach to expand affordable housing
options and diversify the toolkit are Community

Land Trusts (CLTs). CLTs differ from ordinary deed
restriction programs in that a Trust acquires

land and develops housing units that are sold to
qualifying households (income limits and residency
requirements are up to the CLT organization). These
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 structure helps coordinate
property acquisitions and marketing.

Growth

There are currently 199 units under development,
plus the recently completed Sopris Lodge with 78
senior assisted living units. An additional 105 units
have been approved but not built for a total of 382

units. This trend is unlikely to continue at this pace.
Based on projection estimates, Carbondale could
add about 1,200 people or 450 housing units over
the next ten years. This means current development
activity alone will accommodate about 75% of the
10-year housing demand.

Land capacity analyses estimate that available
vacant or underutilized land and increased density
in areas of Downtown and Downtown North can
accommodate the residual demand without growing
outward or annexing outlying areas.

The community desires to expand and promote

"targeted industries". These include but are not

limited to:
Sustainabhility enterprises, light manufacturing/
cottage industries, technology development,
professional services and management, land
development services, arts and entertainment
enterprises, local food production, athletics,
outdoor industry and production of equipment,
and recreation-based industries.

Community Input

During the planning process, the following questions
were posed;

What innovative or new ideas can we bring in
to solve the housing affordability challenge?

Where are current land use, zoning and housing
policies not serving the intended purpose?

Are the areas designated for high density
housing the right areas and are there any
design guidance improvements needed to
ensure character compatibility?

Does the community grasp the trade-off
of replacing job-generating land uses with
housing?



Recommendations

The following housing policies are aimed to increase
supply of needed unit types and costs. But to help
Carbondale further supply housing, more must be
done to boost housing policy flexibility (e.g., land use
standard relaxations for affordable projects).

1. Explore programs and policy tools to prevent
displacement (e.g., rent stabilization,
commercial linkage fees, impact fees, or rent

review boards) for all susceptible communities.

2. Ensure that land use regulations governing
Planned Unit Development (PUDs) and
subdivision covenants facilitate and remove
barriers to construction of more affordable
housing.

3. Allow Accessory Dwelling Units (ADUs) for
single-family residential zones, to add housing
capacity and increase financial flexibility
for owners. Consider adding an educational
component to inform homeowners with
guidance on ADU construction/conversion.
Research best practices from peer
communities for enforcement and monitoring.

4. Refine and evolve inclusionary zoning
regulations to ensure they do not discourage
mixed-use developments that would
otherwise include needed housing. Explore
programs allowing limited sale/transfer of unit
requirements in such cases.

5. Partner with Garfield County to leverage
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.

6. Convene a town-wide and/or regional task
force to develop a comprehensive policy
to address multi-generational housing,
displacement, and social equity issues and
considerations including topics of small-
business retention, housing affordabhility, and
anti-displacement policies in the community.

7. Assist in the formation of non-English-speaking

business groups or commerce associations.

8. Consider adoption of recent Garfield County
modifications to the County's Land Use &
Development and Building Codes to allow for
"Tiny Homes."

10.

11.

12.

13.

14.

Support and expand the Carbondale Affordable
Creative Space effort to promote and fund
arts-oriented space.

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.

Evaluate strategies to actively engage
with regional housing providers to address
affordable housing opportunities.

Continue to engage with affordable housing
providers and agencies to develop actionable
strategies and programs to deliver affordable
housing in Carbondale.

Re-assess affordable housing needs,

land development opportunities, funding,
partnerships, site selection criteria, and design
guidelines for possible affordable housing
initiatives for the Town of Carbondale.

Explore creating a facade improvement
program and funding source to support local
businesses and jobs.

| with good design standards and conversion
policies, ADUs will continue to supply viable
housing |
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5.3 | Multi-modal Access + Circulation

Overview

Access 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. An effective mobility network 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 community identified key challenges for

people traveling 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 bus, gaps
in the low-stress bicycle network, and insufficient
parking supply. Poor connectivity comes in the form
of a street network that is curvilinear, presents
gaps in the hicycle and pedestrian network, and
includes major barriers to direct access due to
physical impediments as rivers, railroads, and major
arterial streets. The community helped 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. Participants also noted missing
connections on the west side of Town due to the
nature of the street network and layout in certain
areas.

| RFTA Park-n-ride |

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.




Recommendations

Develop a town-wide Transportation Master
Plan (TMP) that creates a long-term vision
for multi-modal transportation based on
broad 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.

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
trade-offs 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 walking and
biking. Identify the appropriate facility type and
priority 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.

s are an important part of
's mobility network for
lages |

4.

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

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

Work alongside CDOT to plan and design
enhanced bhicycle/pedestrian crossings

of Highway 133. Consider access to key
destinations, high demand locations, proximity
to nearby crossings, and continuity of priority
bicycle/pedestrian routes.
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10.

11.

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 hicycle 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. This study
should also consider demand and supply of
RFTA parking for people using the park-n-ride
to access the regional route.

Maintain land uses, streetscapes, and the scale
of east Main Street as a neighborhood gateway

to Downtown. | Bicycling is not only part of

Carbondale's mobhility network, but also
Highlight the roundabout at Highway 133 an important part of its culture |
and Lewies Lane/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. Histbrica

Sogiety
Park
: Ll

| Figure 9: Future roundabout and
intersection highlights at Highway 133
and Lewies Lane [ Weant Blvd |




5.4 | Climate Action

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 current Plan Update. For this
Update, a primary focus has been to evaluate the
current policies and programs in the 2017 Climate
and Energy Action Plan (CAP) and the 2018 Final
Workshop Report for Vulnerahility 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 plan process included discussions with the

Town of Carbondale E-Board, members of Clean
Energy Economy for the Region (CLEER), and other
community stakeholders to gain insight and feedback
about environmental priorities, needs, opportunities,
and challenges. As a result of this analysis and
community engagement, a key recommendation
established three pillars of Climate Protection,
Resiliency, and Equity as an important foundation for
sustainability measures in the community.

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.

On September 23, 2021, CLEER, E-Board, and
community experts hosted a community workshop
focusing on climate protection and action. The
workshop focused on the review of the current
information and the accomplishments of 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. This session was
resulted in 182 comments from roundtables focused
on Buildings, Energy, Transportation, Waste, Water,
Food/Agriculture and Trees/Vegetation. Results
from the workshop have been incorporated into the
Implementation Matrix.

| Increasing the use of on-site
renewables for both public and private
properties is a priority as shown here at
a town water treatment plant |
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Recommendations

Climate Protection

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

10.

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
mechanismes.

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.

Leverage Holy Cross and Xcel service territory
for maximizing on-site electric and renewable
infrastructure.

| Multifaceted electrification efforts include expanded
EV infrastructure as well as implementation of
community-wide green building technology |
Photo: CLEER

11.

12.

13.

Consider adopting Low Impact Development
(LID) strategies intended to address
environmental impacts associated with on-site
stormwater management and water quality
strategies. LID strategies may include hio-
retention, pervious 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 and how the community will work
toward this target. There is no quantitative
means to do so now.



Resilience

14. Develop outreach, education, and
communication to support concepts and
strategies that advance Resilience.

15. Develop and implement programs and
policies to respond to the findings of the 2018
Vulnerability Consequences and Adaptation
Planning Scenarios (VCAPS) Report.

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

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

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

Equity

19.

20.

21.

Develop outreach, education, and
communication to support concepts and
strategies needed to advance social equity
through a 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.

| The mission of the Third Street Center is to
build community and a sustainable future
through a mixed-use facility that models
sustainability in design and practice |

Welcome

= =

Y, T H E

THIRD STREETECENTER

POWERED
BY COMMUNITY

& SUNSHINE
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5.5 | Aging in Community

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
senior 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; however,
the demand will continue to grow with demographic
changes.

Age Friendly, livable communities include essential
features that allow residents of all ages, ability levels,
incomes, races, and ethnicities to thrive. People of

all ages benefit from the adoption of policies and
programs that make neighborhoods walkable, feature
transportation options, enable access to services,
provide opportunities to participate in community
activities, and support housing that's affordable and
adaptable. Well-designed, age-friendly communities
foster economic growth and make for happier,
healthier residents of all ages.

In addition, the ability and desire to own and operate
a private automobile will vary across one's lifetime.
People's physical and mental capacities change over
time. Many experience balance, stamina or vision
challenges that can impact safe and functional
mobility (with or without assisted devices). Designs
for sidewalks, curb ramps and crosswalks that
conform to universal design concepts provide

safe and dependable conditions for exploring the
community. 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. As the community
demographics continue to shift toward an older
population, the Town of Carbondale will need to
enhance transportation options to facilitate travel
for all populations without reliance solely on the
automohile to access places locally and regionally.

Community Input

During the Plan Update process, the following
questions were posed;

Where are the gaps, physical or otherwise, in
delivering age-friendly initiatives?

Is Carbondale doing its part in accommodating,
with housing, networks or services, those with
mobility or accessibility challenges?

H'eri_tage Park and
€are Center: 28 units

c; Meadows: -
79 Units

i

| Figure 10: Existing housing facilities
for older adults in Carbondale |



Recommendations

Transportation

Develop a sidewalk maintenance program that
addresses regular snow and debris removal as
well as upgrading deficient sidewalks to allow
for comfortable and accessible travel for all
ages and abilities.

Research peer community programs and
education for property owners on their
responsibilities. A well-maintained network
of sidewalks and curb ramps allows for
more reliable travel by all people with vision
challenges, as well as families with beginner
bike riders or using strollers.

Work with RFTA to enhance the current
paratransit program with better publicity.

Integrate electric hikes into the transportation
system by educating users, implementing
parking for e-bikes, and considering e-bikes

in the design of hike facilities which will also
accommodate adult size tricycles and bike
trailers.

Investigate additional transport options such
as the Basalt Connector.

Housing and Services

Incorporate opportunities and services for
older adults' skills, connections, time, and
willingness to stay active in all aspects

of zoning and economic, land-use, and
transportation planning.

Consider creating an advisory committee to
oversee implementation of Carbondale Age-
Friendly Community Initiative projects and
efforts.

10.

11.

12.

13.

14.

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 supports the growing
demographic shift toward an increase in
younger families and older adults.

Install tools such as form-based codes to help
create a built environment that intentionally
provides opportunities for older people to
easily participate in community life, avoiding
aging in isolated enclaves.

Implement universal design elements into
the UDC to hetter accommodate the typical
functional challenges that occur throughout
human development.

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 of
capital improvement projects.

Recognize caregivers, particularly home care
workers, in planning, land-use, and economic
policy development.

| Sidewalk improvements and bench projects
are an ongoing implementation program |
Photo: CAFCI
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5.6 | Historic Preservation

Overview Recommendations

The Plan Update process included opportunities

to engage the Carbondale Historic Preservation
Commission (CHPC) to discuss their specific vision
and priorities, preservation strategies, and ideas for

1. Develop a dedicated funding source such as a
revolving loan program to fund preservation
efforts and building/interior improvements.

the Downtown, historic commercial core, Downtown 2. Update the Downtown historic design

North and other areas of historic and cultural guidelines and expand for residential uses,

resources in the community. particularly into the Old Town Residential (OTR)
neighborhood.

Communlty InPUt 3. Create a courtesy review for the CHPC for

. . ) projects within OTR neighborhoods.
During the planning process, the questions were

asked: 4. Consider form-based residential infill
development standards to ensure new
development, building additions and new
elements like ADUs are compatible with
adjacent contributing historic resources and
neighborhood context.

Balance between historic scale and new
development is necessary for the Historic
Commercial Core's and the community's
success, but is the current framework

preventing economic development?
5. Work with property owners to ensure future

How can we implement or extend the historic . . .
historic area boundaries are accurate and clear.

design guidelines to residential neighborhoods?

Does this go beyond Old Town future land use 6. Consider ways to encourage and incentivize
designations? future development toward key areas of vacant

or underutilized parcels Downtown.

7. Consider meaningful ways to promote
pedestrian and bhicycle connectivity between
the Historic Commercial Core (HCC) and other
areas of Carbondale.

| Figure 11: Vacant Parcels in the
Downtown |

8. Consider ways to promote the HCC zone
district as the primary hub of activity for the
town of Carbondale by encouraging local
and essential businesses, food and beverage
establishments, entertainment destinations
and a diverse mix of housing in the HCC.

9. Consider ways to adopt form-based code
language that places larger emphasis on
character, massing, and scale, building
articulation and adjacencies rather than
enforcing building use as the basis of
requirement.




5.7 | Downtown

Overview

Downtown Carbondale was the focus of several
meetings and workshops with community
members, property owners and stakeholders who
have an interest in the Downtown. In addition, two
charrettes were held to discuss the current state
of development and regulations in the Historic
Commercial Core (HCC) zone to understand what
factors may be contributing to inhibiting project
development and redevelopment.

Downtown Carbondale 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 (HCC).
The 2013 Comprehensive Plan and the 2016
Unified Development Code envision 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.

| Main Street, Downtown
Carbondale |

The 2013 Comprehensive Plan noted that
redevelopment in the Downtown should balance the
protection of Carbondale's small-town character
and preservation of historic resources with new
development that offers variety in human-scale
architectural design. Creating Main Street mixed-use
buildings that can add to diverse housing types is
another land use goal.

There are currently an estimated 200 housing units
in the HCC zone district. About four acres of HCC-
zoned lands are vacant or undeveloped. Economic
and mapping analyses found these parcels could
accommodate an estimated 17% of the total 10-year
projected housing growth (not including projects
currently in the pipeline). Despite several proposals
in recent years, Downtown has not seen significant
development as anticipated. Reasons noted include
ownership decisions, market/financing viability,
physical property constraints and positioning (parcel
size and development standards/requirements).
Several redevelopment projects are in various
planning and design stages.
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Community Input

During the planning process, the following questions
were asked:

Is the Downtown's vibrancy threatened by
commercial/mixed use development elsewhere
and if so should changes be made to redirect
energy back toward Downtown?

Why hasn't Downtown seen recent

development and what could bhe done to ensure

if/when development occurs it accomplishes
goals of maintaining character/scale and
adding vitality?

Are historic preservation mechanisms
effective and adequate?

Results of community input relative to Downtown
embodied at least two distinct themes:

Development should be promoted and
enabled through flexible standards to further
Downtown's vibrancy and sense of place while
keeping the existing scale and character

Developing vacant land Downtown should
not just be done for the sake of it and should
consider public gathering spaces or additional
parks or green spaces.

Community responses ultimately reflected an
understanding that redevelopment will eventually
occur and moving forward, modifications to the HCC
zone may be worth exploring in subsequent UDC
updates to ensure projects further community goals.

Community sentiment also suggests that Downtown
vitality may be affected if additional, competing
retail and commercial uses are developed in
peripheral areas beyond the downtown.

Other key issues identified as part of the Plan Update
process included building height regulations, ground

floor activation and parking standards for residential

and lodging uses in the HCC zone.

Carbondale

Main Street

Carbondale Creative %

District Boundary Y
2
(=5}

| True Nature provides public
gathering spaces and gardens in
Downtown Carbondale |

Recommendations

Direct redevelopment to Downtown if it
promotes a diverse mix of development
typologies including commercial, residential
multi-family, market rate and affordable
housing.

Promote residential uses Downtown including
rental and ownership units, ground-level and
upper-level units intended to support increased
density and a variety of multi-generational
populations and needs, such as those who

are experiencing disabilities and aging in
community.

Create opportunities for public gathering
spaces or green spaces throughout the
Downtown. Include in updates to Parks and
Recreation Master Plans.

19015 PIg
19915 puz
SALI(J ssewrmous

| Figure 12: The Carbondale Creative District

encompasses most of Downtown |
CARBONDALE



7th

Unified Development Code Recommendations

4. Provide more flexibility with certain 9. Establish a flexible standard for ground floor
development standards -- notably parking activation in the Downtown that takes into
requirements and ground floor activation consideration Main Street and secondary
standards. street frontages in the HCC zone and

corresponding design requirements for both
street and frontage typologies. The flexible
design standards would include variations

for certain ground floor conditions based on
primary (Main Street and intersection corners)

5. Look at creative ways to incentivize
development, e.g., provide a parking reduction
credit for projects located adjacent to public
transit service.

6. Proylde credit for on-street park!ng to support and secondary street frontage conditions.
project related ground floor retail uses and _— . .

i ; ) Ground floor variations may consider active
eventg)a:klng r(CquuO:.rements. Ohn—stre_et pa_rklng retail, commercial office, live/work and other
must be located adjacent to the project site. acceptable ground floor uses and forms to

7. Consider adjusting the total maximum building help make adjustment where the HCC zone
height requirement through a cost/benefit and transitions to non-HCC residential areas.
de_velopn?ent impact study |.n_t_he Downtown 10. Seek travel demand strategies to reduce
with the intent to allow flexibility for ground .

) parking demands to complement the
level design outcomes. . .
Downtown mixed-use commercial and

8. Consider a centralized shared parking approach neighborhood urban form, including
to create efficiency between day-use retail and enforcement of timed parking, parking
employment uses and night-time residential maximums, permit programs, or unbundling
uses. This concept will require multiple project (requiring the separate pricing of residential
partners and landowners to work together parking from the rent or sale price of a home or
to create a shared-parking investment building).

opportunity io the Downtown.

| Figure 13: Historic Commercial Core
Zone Frontage Design Framework |

RN

S QI'OG HCC Zoned Areas
'a'lqe W Primary Activated Frontage: Non-residential
; > /% required (per existing HCC standard)
Lincoln Z - o™
% 2 ﬁ Secondary Activated Frontage: Pedestrian oriented,
é i @ alternative frontage design with capability for other
2 ZQ{ g options for transitions into residential areas
- 2 ? g P 4 Qﬁ Corner Activations: Commercial/activated frontage
= 2 é 2 6@ #»  should wrap around 3-4 corners of intersection
2 - %
Z = 2
7 7 % :
77772z, /j 7 /////////, \
Colorado L, sy, /////,/ . N
Y % . g, %y, -
4 2 % é /////// //////// \
% 7 £°%1 7. ¥ o ~
2 7 7. % 7 4 .
& ¥ Z % 2 Z 7
7.7 A ¢ 7'\
7z y
% Y ; /7 . . :
. % Z ) Z 4 =7,
///////h/;//./////////@ /z,ﬁ/%’///////////////////g) m%/////////////////% ‘S’/ﬁ/////////////////)é Wﬁm/sy///w////,
ain 6 6
-~ &2////////////////////%@ éiy/#ﬂ///////////% 7. %//////////////////;ZQ %///W///m//y// 2 :
Z Z 7z L Z Z Z 7
V/, v/ A 1 L/
E % . L - e T é g T é 4 ne
87 g - - r‘
é’g’ Z < é ™ (] ?
- ] # =
Z s, . % %
2 4 /77772 Rl
< Garfield



2022 Carbondale Comprehensive Plan

5.8 | Downtown North

Overview

The properties just north of Downtown have been
the subject of several discussions over the years and
as part of community outreach throughout the Plan
Update process. The Plan Update process prompted
an open discussion about this important area in

the Town of Carbondale. In addition, focus group
meetings and workshops the were held with various
community experts such as architects, developers
(not associated with the property), property owners
in and around the Downtown to discuss the future of
the Downtown North.

Much of Downtown North is currently held in
ownership by one property owner as two legally
separated parcels. The estimated 12-acre site is
primarily occupied by light industrial-commercial
oriented businesses. Over the years, several different
concept site plans have been developed for this area.
However, no formal plan submittal has been provided
to the Town for review recently.

As Carbondale evolves, Downtown North will become
an increasingly important property. Due in part to

its location adjacent to the Downtown HCC zone,
and the size and scale of the development footprint,
Downtown North could feasibly help address several
communitywide goals and objectives, such as
promoting a mix of uses near the downtown, housing
supply, housing diversification and affordability,
sustainable development strategies, walkable
small-town character, and redevelopment that is
complementary to the Downtown urban form.

On the other hand, the current light industrial

and commercial uses in Downtown North provide
upwards of 100-125 johs now, and locations for light
industrial uses throughout the Town are limited. The
current uses and related jobhs are difficult to transfer
to other areas of Town. As a result, the community
will be faced with debating the merits and trade-offs
of two very different ideas of what Downtown North
may be in the future.

Discussions as a part of the Plan Update process for
Downtown North focused heavily on what the future
redevelopment of this property may be. Should the
area be thought of as an extension of the traditional
downtown form, scale, and mixture of uses? This
suggestion would add to and support the elements of
the downtown and include restaurants, retail, offices,
arts, non-profits, conference center/hotel, and a
broad mix of residential unit types and workplace
facilities. If Downtown North redevelops based

on this model, all or portions of the light industrial
uses would need to transition elsewhere in the
community. The land area intended to accommodate
this type of use is clearly in short supply in the
community.

Community Input

During the planning process, the questions were
asked:

What do you envision the future of Downtown
North to be?

What types of uses represent the highest and
best use scenario?

What type of urban form and amenities do you
think are appropriate for this site?

Based on this inquiry, the input received included a
blend of both concepts: consider a mix of residential
and small-scale neighborhood commercial uses to
help retain the existing commercial and industrial
activities and the on-site jobs that currently exist.

| Figure 14: Downtown North Parcels |




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 such as housing supply,
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 current
recommendation is that the future Downtown North
site should strive to create a balance of housing
diversity and job creation as part of a new mixed
use redevelopment. The site should support flexible
building typologies designed to accommodate
small-scale neighborhood uses supportive of retail,
creative maker space or incubator live-work spaces,
small-scale commercial and low impact commercial
uses. The overall character is that of a gritty, light
industrial, mix of uses 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 such as
hospitality should be further evaluated to determine
market demand and whether this site is the best
opportunity for hospitality compared to other
locations such as Downtown.

Other Observations

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

Added rooftops, activity and traffic to the
area may impact the mobility network for
both pedestrians and vehicles if not properly
planned for.

Land uses in new non-residential development
in Downtown North and nearby neighborhoods
should be carefully reviewed to ensure a
smooth transition and compatibility between
adjacent uses.

| Flexible commercial or residential uses
can orient to the Rio Grande Trail |

Recommendations

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

2. Pursue opportunities to add to the
community's gathering and green spaces with
a central square or open area that includes
shade trees, benches, and other amenities.
Consider green spaces to protect existing
trees.

3. Urban design should consider circulation to
allow vehicles to access the rear of buildings
with pedestrians prioritized in the frontages.

4. Promote a diverse mix of lot and housing types
that includes multi-family attached row houses
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
housing units. See 4.0 Future Land Use for
additional use, form and design elements.

5. 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 portions of the property.
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10.

11.

12.

Integrate light industrial/commercial and
creative makerspace 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 provide for "work
from home" units.

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

Consider allowing the property owners the
ability to subdivide for permanent financing
mechanics and varying lot sizes and uses.

Consider redevelopment near the Rio Grande
Trail corridor in a way that may accommodate
future light rail or other transit facilities.

Prioritize pedestrians and bikes over cars when

connecting Downtown North to Downtown
across the Rio Grande Trail.

Integrate Downtown North into the Creative
District.

Future Land Use Recommendations

13.

14.

15.

Define Downtown North as the Light Industrial/
Mixed Use Neighborhood that provides

the framework for a Light Industrial/Mixed

Use Neighborhood Zone with a vision for a
medium-scale, light manufacturing, or creative
space district.

Consider an increase in density if a proposed
design supports the intent of the new
neighborhood.

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

| carbondale Nature Park, north of Downtown North |




5.9 | Residential Focus Areas

Overview

The Residential Focus Areas are areas within the
Town that are currently zoned as a Residential/High
Density (R/HD) classification per the UDC. These
areas are occupied by a variety of housing types

that include multi-family apartments on smaller lots
and attached or detached single-family dwellings.
Located just outside the Town HCC, these uses
exhibit a range of housing unit types from many eras,
not all of which are built to the allowable density.

A considerable amount of long-term rental
housing stock exists in these areas and is at risk
of redevelopment, potentially displacing low- to
moderate-income families.

Community Input

During the planning process, the key questions asked
were:

How does what's on the ground in Residential
Focus Areas compare to what's possible to
build?

If these areas develop to allowable standards
will the results be acceptable, including
potential displacement of at-risk communities?

What mechanisms can he used to ensure
compatibility between areas of different
adjacent residential character?

ST e
et

Several R/HD zone districts are located 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. The concerns raised
indicated that:

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.

Recommendations

16. 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 R/LD zones.

17. Consider residential infill design standards
/ guidelines to address design compatibility,
form, scale, and character. The development
standards should specifically address
adjacencies, roof line forms, solar access,
entry and window alighments, sethacks, upper
level step-backs, and privacy and other mass
and scale standards to ensure compatibility of
structures between low and high-density uses
and protection of neighborhood character as
changes may occur over time.

| Figure 15: Residential Focus Areas are
areas within town that are currently
zoned Residential/High Density |
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6.0 Implement.
‘Strategy




6.1 | Implementation
Matrix

Plan implementation means carrying out the Plan
Update's scope by creating a process and series of
actions that aim to deliver successful outcomes.

Many strategies and actions have been completed
since the previous update. Those that are still valid
or incomplete are carried forward. Several added
actions address issues that emerged in the update
process.

Strategies have a number of associated
implementation actions, as well as a responsible
department/agency and timeline in the
Implementation Matrix.

The Implementation Strategies in the matrix
below address subjects from the Plan Update
Recommendations. It is intended as a guide for
future decision making and programming.

® Near-term (O to 3 Yrs)
e ¢ Medium-term (O to 6 Yrs)

® @ o Long-term (O to 10 Yrs)

C) Oongoing
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GOAL TOPIC 1: COMMUNITY CHARACTER

property owners' rights.

Commission

1.1 | Protect and enhance the gateways into Town.
Gateways Consider placemaking and community character features Town, Arts
1.1.1 | when doing the Highway 133 Corridor Study and other + Culture o0
future studies. Organizations
1.2 Support Carbondale's identity as a place that fosters creativity, collaboration, innovation,
) and artistic exploration.
Arts +
Culture ) . Town, Arts
1.2.1 Continue and further the work done on the one mile stretch +\é:VuIture o0
"= | of the Rio Grande Trail known as the Rio Grande Art Walk. o
Organizations
Continue to expand historic preservation opportunites and cultural resources and maintain
1.3 . .
the historic scale of Downtown Carbondale.
Develop a historic preservation program that includes
1.31 an asset inventory study and strategies to help ongoing Town, CHPC, Town PP
e historic preservation resource needs backed by a dedicated Board
funding source.
1.3.2 Update the historic design guidelines for both additions to CHPC, Plannning °
7 | existing buildings and new infill projects. Commission
Adopt form-based residential infill development standards Planning
Historic + 1.3.3 to ensure new development, additions and ADUs are Commission °
Cultural e compatible with adjacent historic and neighborhood & Planning
Resources context. Department
Create a facade renovation improvement program and CHPC & Town
1.3.4 ; | N
funding source. Board
Continue to create opportunities for public spaces and
1.3.5 green spaces in the Downtown, Downtown North + Rio Town, Parks & Rec o0
e Grande Trail and include policy and CIP updates to the Commission
Town's Parks and Recreation Master Plan.
Review and update Carbondale's Historic Preservation Code CHPC. Plannnin
1.3.6 | to strengthen preservation efforts that are balanced with ! g o0

® Near-term (O to 3 Yrs)

® ® Medium-term (O to 6 Yrs)

C) Ongoing

® ® ® Long-term (O to 10 Vrs)




GOAL TOPIC 1: COMMUNITY CHARACTER

Zoning +
Land Use

1.4 | Amend the Unified Development Code to support community and Downtown vitality.
L . Plannin
Evaluate opportunities for flexible development standards De artmegnt
1.4.1 associated with parking requirements. Adopt language that Pplannin ! °
o provides a credit for on-street parking to support retail and .. g
. . . Commission, Town
residential uses, as well as community events
Board
. . . . Plannin
Evaluate development incentives as parking reduction De artmegnt
1.4.2 | credits for projects located adjacent to public transit Pplannin ! o0
services. . g
Commission
Provide credit for on-street parking to support project Planning
1.4.3 related ground floor retail uses and event parking Department, o0
"7 | requirements (on-street parking must be located adjacent Planning
to the project site). Commission
Amend the ground floor commmercial use standards to
acknowledge more flexible design solutions intended to
address ground level activation in certain areas Downtown. .
. . . . Planning
The design standards would include variations for certain
L. . . Department,
ground floor conditions based on primary (Main Street .

1.4.4 . } Planning )

and intersection corners) and secondary street frontage .
.- .. . . Commission, Town
conditions. Ground floor variations may consider active
. . . Board
retail, commercial office and other acceptable ground floor
uses and forms - to help make adjustment where the HCC
zone transitions to non-HCC residential areas.
Planning

1.4.5 Review current UDC building height requirements and Department, °

" | amend as necessary,. Planning
Commission

Evaluate the feasibility of a joint venture, shared parking Planning
investment strategy in the downtown to improve Department,

1.4.6 Y o . . 000
efficiencies between day-use retail, employment uses and Planning
night-time residential uses. Commission
Incentivize redevelopment in Downtown (particularly Planning
vacant and underutilized parcels) to establish a mixed-use Department,

1.4.7 | hub of activity with small, local and essential businesses, Planning o0
food and beverage establishments, entertainment Commission, Town
destinations and a diverse mix of housing. Board

Planning
Encourage incremental development to occur over a long Department,

1.4.8 . . . 000

period of time as needed. Planning
Commission

Consider ways to adopt form-based code language that Planning

1.4.9 places larger emphasis on character, massing and scale, Department, °

o building articulation and adjacencies rather than building Planning

use. Commission
S S . Plannin

When reviewing subdivisions or PUDs, encourage a variety g
. . . . Department,

1.4.10 | of design to promote a difference in design between .

. Planning

buildings .S
Commission

Planning
1.4.11 Develop regulations in the UDC for private common open Department,

o spaces. Planning
Commission
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GOAL TOPIC 1: COMMUNITY CHARACTER

1.5 Re-evaluate light industrial use areas in context to adjacent neighborhoods and the
) community as a whole.
Zoning + Plannin
Land Use Implement the Future Land Use Plan Light Industrial/ De artnlﬁegnt
1.5.1 | Mixed Use designation by updating the land use code and Fﬁanning !
heni li I i . oS
strengthening applicable design standards Commission
1.6 | Implement a new Downtown North zone classification.
Streets and blocks in the Downtown North should Deplzrtnrl]negnt
1.6.1 | prioritize pedestrian-focused street frontages with side- P . !
. Planning
and rear-loaded vehicle access. oS
Commission
Establish design guidelines and standards to reinforce Planning
1.6.2 appropriate massing and scale and architectural Department,
7 | compatibility to create suitable transitions to adjacent Planning
uses/densities. Commission
Zoning + Plannin
Land Use Neighborhood scale retail commercial uses should be De artr:wegnt
1.6.3 | concentrated near the 4th Street and Rio Grande Trail Pﬁannin !
intersection. . g
Commission
Integrate light industrial/commercial and creative Planning
1.6.4 makerspace units that include increased floor to ceiling Department,
7 | area, flexible floor area and access doorways / roll-up Planning
doors. Commission
. . . Pl i
Orient new redevelopment near the Rio Grande Trail De Z?tnnlﬁnegnt
1.6.5 | corridor to keep the possibility of future transit Plcl)annin !
opportunities. . g
Commission

® Near-term (O to 3 Yrs)

® ® Medium-term (O to 6 Yrs)

C) Oongoing

® ® ® Long-term (O to 10 Yrs)




GOAL TOPIC 2: ECONOMIC DEVELOPMENT

Continue to promote Carbondale as a destination for arts, performances, festivals, and

2.1
cultural events.
Maintain and further the community branding Economic Develooment
2.1.1 | and marketing of the Carbondale Creative L P o
. Organizations
District.
Create attractive, consistent wayfinding and
2.1.2 . Town, CDOT
gateways along Highways 82 and 133. o0o
e Support and contribute to public art, especiall Town, Carbondale Arts,
Culture 2.1.3 bR P 1 €SP y Chamber, Downtown 00
downtown. .
Businesses
Support the continued success of the kgystone Town, Carbondale Arts,
21.4 events, such as Carbondale Mountain Fair, Chamber. Downtown °
" | Potato Day, Dandelion Day, the Farmers Market, Busi,nesses
rodeo, street dances and other festivities.
215 Support Event Space for events, performances,
7 | rehearsals, or community gatherings.
2.2 Enhance recreational and scenic amenities unique to Carbondale to attract and sustain
) economic activity.
Build off of Roaring Fork Conservancy's Town, Land Conservation
2.2.1 | management plans to enhance preservation Organizations, property o000
efforts and access. owners, Garfield County
Recregmon, . . . Town, Land Conservation
Tourism Continue land conservation strategies for areas L
. 2.2.2 ) Organizations, property o0
+ Scenic on the town periphery. .
owners, Garfield County
Beauty
Increase the capacity of the community sports Public Works and Recreation
2.2.3 | fields inventory, and accessibility to those sites Departments, Roaring Fork o0
for observers and fans. School District
224 Continue to support cultural tourists through
- integrative marketing efforts and partnerships
2.3 Continue to cultivate a business climate that fosters locally owned and growing
’ professional services sectors.
Local,
Regional Environmental Board;
Business 2.3.1 Provide leadership and support for business economic development °0

enterprises.

groups, business /
professional organizations

® Near-term (O to 3 Yrs)

® ® Medium-term (O to 6 Yrs)

C) Oongoing

® ® ® Long-term (O to 10 Vrs)
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GOAL TOPIC 2: ECONOMIC DEVELOPMENT

24 Support local, regional and state government agencies and organizations to enhance
) existing businesses and promote new husinesses in town.
. Town, Economic
Promote the Carbondale Revolving Loan Fund and wh, teonom
2.4.1 . i Development o
continue to seek funding. L
Organizations
Invest in geographically referenced business inventory .
L | E D [ t
098 ’ 2.4.2 | data [software such as Reference USA that could be conomic . evg opmen [
Regional . . ) Organizations
BUSINESS available for economic development and business use.
Work with Garfield County Economic Development
2.4.3 to seek out state economic development programs Economic Development °
"7 | through the Dept. of Local Affairs, Office of Economic Organizations
Development and International Trade or others.
244 Prioritize mixed-use development in the Downtown Town Board, Planning
"7 | North that supports the needs of local businesses Department, Economic
25 Support higher educational and vocational programs and facilities aimed at expanding the
’ capacity of the workforce.
Work in partnership with CMC to plan for future
2.5.1 . Town, CM
5 facilities needs. own, CMC LA
e Recreation & Public
MC’ f facil h h
aima | S s ot o e ™ | ks boprtments, | @ @ @
Higher » Parks, ' 3rd Street Center
Education — ] ]
+ Trade 25.3 Egpk:ork(]a opportunities for CMC internship programs Town, CMC o060
schools with the town.
CMC, Carbondale Art
Support talent and workforce development programs ! .ar ondate Arts,
2.54 to nurture a vibrant economy through the Arts Roarking Fork School
Y g District, Clay Center
Support maker space or teachlrlg space'to prowae CMC, Carbondale Arts,
a collaborative space for teaching, learning, making, .
2.5.5 exploring and sharing that uses high tech to no tech Roarking Fork School
P g g g District, Clay Center
tools
26 Develop a clear, consistent, and cost-effective business attraction and recruitment
) strategy for target industries as defined by the community.
Identify existing business clusters and interview
owners to document the reasons they located their Economic develobment
2.6.1 | businesses in Carbondale. Using this information, or anizationz 000
Business establish a list of proven business assets and promote g
Recruitment them.
* Retention Support existing business development centers to Economic development
2.6.2 | provide start-up assistance including location and o P 000
; ) organizations
planning assistance.
Work with Garfield County Economic Development .
. . Economic development
2.6.3 | to promote the local lifestyle and economic assets to . o0
. . organizations
targeted industries.

® Near-term (O to 3 Vrs)

® ® Medium-term (O to 6 Yrs)

C) Oongoing

® ® ® Long-term (O to 10 Yrs)




GOAL TOPIC 2: ECONOMIC DEVELOPMENT

assets, and promote opportunities to create a
diverse and holistic regional food system.

organizations

2.7 | Promote restaurants, taverns and lodging as economic drivers and tax revenue generators.
Business
Recruitment Partner with tech organizations/companies to
+ Retention 271 increase online exposure to small businesses Economic development o0
o through the town's website or the business organizations o
community's online venues.
2.8 | Facilitate the coordination of business and economic development groups.
Town, Garfield County,
Facilitate the 281 Seek funding for a professional local/regional economic development
coordination ™ | economic development coordinator. organizations, State of o
of business Colorado
and ) Continue to partner with non-profits and Town, Garfield County,
economic 282 businesses on specific projects. Assist in the economic development o0
development 7 | formation of non-English-speaking business groups organizations, State of
groups or commerce associations. Colorado
Devel r irement check-list for new . .
© .e Op a requirement ¢ PTC stfor ne Town Administration &
2.8.3 | businesses and post prominently on the town . 000
. Finance Departments
website.
2.9 | Continue to promote local food sources and distribution methods.
Local Food
i . Town, Public Works
Sourcing Secure a long-term lease agreement for a location Y
2.9.1 Department, Downtown
for the farmers market. . L
business organization
2.10 Support local food and agriculture organizations to strengthen the local food system (i.e.,
) growing, processing, marketing, and consumption).
Local F_OOd Support efforts of local/regional organizations to .
sourcing develop regional food system inventory of food Planning Department,
2.10.1 b reg Y Y local food and agriculture o

® Near-term (O to 3 Yrs)

® ® Medium-term (O to 6 Yrs)

C) Oongoing

® ® ® Long-term (O to 10 Vrs)
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GOAL TOPIC 3: HOUSING + JOBS

include needed housing. Explore programs allowing limited
sale/transfer of unit requirements in such cases.

3.1 | Address housing affordability at the local and regional level concurrently.
Establish a task force to develop a comprehensive policy
312 | " multi-generational housing, housing affordability, anti- Housing °
7 | displacement and social equity, small-businesses retention Organizations
policies in the community.
Identify land use impediments, gaps, opportunities, design
3.1.3 gundelmc_as, ne_vv fundl_ng sou_rces and opportunity S|t§s Town Board PY
for multi-family housing to increase affordable housing
Local & opportunities.
Regional Explore programs and policy tools to prevent displacement Town Board
Approach | 3.1.4 | (e.g., rent stabhilization, commercial linkage fees, impact fees, & Housing o0
or rent review boards) for all susceptible communities. Organizations
Partner with Garfield County to leverage County efforts
to encourage production of affordable housing, including Town Board
3.1.5 | participation in State (CHFA) and federal (HUD/HOME, USDA) & Housing )
programs including Low-Income Housing Tax Credit (LIHTC) Organizations
subsidies.
Consider allocating Town resources or reducing infrastructure
3.1.6 | and permitting fees to assist qualifying affordable housing Town Board o
developments.
Work with housing entities/providers to expand the inventory of affordable housing in a
3.2 variety of configurations, addressing the full diversity of needs (e.g. entry level bedroom
) units, housing will elevator access, co-housing, options for both affordable rental and
homeownership).
3.2.1 Identify fun_dmg mechanisms and possible sites for affordable Town Board °
rental housing.
Expand deed-restricted housing through Community Land
Housin Trusts (CLTs) either by partnering with an existing CLT (e.g., Town Board
g 3.2.2 | Elevation CLT, primarily active in the Front Range today) or by & Housing o
Inventory . . . L . s
helping to organize a similar partnership in the Roaring Fork Organizations
Valley.
Consider a buy down program for Carbondale's existing
3.2.3 | affordable housing stock (any HDR area or mohile home park)
to preserve affordability.
L . . . . . T B ,
Prioritize affordable, medium-density housing inventory in own Qard
3.24 Planning
Downtown North
Department
2.3 Evaluate performance and outcomes of the Town's inclusionary residential requirements and
: adjust accordingly.
. . . . . Pl i
Establish a baseline of housing through inventorying, then De arti:g:'lrlgnon
3.3.1 | evaluate the Town's inclusionary residential requirements P . ' o0
) profit housing
based on community need and amend as needed. .
_ organizations
O”SO'”_g Planning
Monitoring _ . . . .
Evaluate market disincentives of inclusionary community Department, non-
3.3.2 _ _ _ o0
housing. profit housing
organizations
Evaluate inclusionary zoning regulations to ensure they do not
3.3.3 discourage mixed-use developments that would otherwise Town Board o0




GOAL TOPIC 3: HOUSING + JOBS

CATEGORY

#

STRATEGY / ACTION

RESPONSIBILITY

TIMELINE

encouraging live/work space for artists.

3.4 | Evaluate the UDC to identify and remove barriers to affordable and accessible housing supply.
Ensure that land-use regulations governing Planned Unit Planning
341 Development (PUD's) and subdivision covenants facilitate Department
"7 | and remove barriers to construction of more affordable & Planning oo
housing. Commission
Educate homeowners on Accessory Dwelling Units (ADU)
3.4.2 regulations and provide guidance on permitting and Planning °0
"7 | construction conversion. Research best practices from peer Department
communities for enforcement and monitoring.
3.4.3 | Consider amending the UDC to allow detached ADUs.
Planning
. . Department
3.4.4 | Amend the UDC to define and allow tiny homes. P . o
& Planning
Commission
Land Use + Consider residential infill design standards / guidelines to
Zoning address design compatibility, form, scale and character,
specifically to address, adjacencies, roof line forms, solar Planning
3.45 access, entry and window alignments, sethacks, upper level Department °
T stepbacks and privacy and other mass and scale standards & Planning
to ensure compatibility of structures between low and high- Commission
density uses and protection of neighborhood character as
changes occur over time.
Consider revisions to the “Transitions between unlike land Planning
3.4.6 uses” (UDC 3.7.5) in the Town’'s Unified Development Code Department °
"7 | that strengthen design compatibility in areas where R/HD & Planning
zones abut or are across the street from R/LD zones. Commission
Continue to negotiate with developers when rezoning
3.4.7 | to address phasing, diversity in housing, and affordable
housing requirements.
Monitor short-term rentals (STRs) to ensure that local/
3.4.8 | workforce housing is not converted into STRs. Amend the
UDC to prohibit STRs where inappropriate.
3.5 Support and expand the Carbondale Affordable Creative Space effort to promote and fund
’ arts-oriented space.
Duplicate 2018 pilot survey for that identified preliminary
demand potential for 42 live-work artist units, 11 shared Carbondale Arts,
Land Use + creative workspaces, and other arts-oriented space that Art & Culture
- 3.5.1 . o o0
Zoning could be pursued further in plans for redevelopment Organizations, Town
throughout Carbondale - particularly in conjunction with Board
infill redevelopment of Downtown and Downtown North.
3.5.2 Continue to pursue diversity in housing types by

® Near-term (O to 3 Vrs)

® ® Medium-term (O to 6 Yrs)

C) Oongoing

® ® ® Long-term (O to 10 Yrs)
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Climate
Action Plan

4.1 | Implement plans and policies related to climate action and the Environmental Bill of Rights.
Establish incremental steps and a methodology for Sustainability
4.1.1 | tracking and reporting progress towards carbon neutral | organizations, E-Board, [ ]
goals. Town Board
Every 3-5 years, review existing plans and strategies
to evaluate implementation methods, emerging
technologies, opportunities, and issues facing the . .
.gl pportunit 1ssu 'ns j Sustainability
community. As needed to advance carbon reductions, L
4.1.2 ) . e organizations, E-Board, [ ]
update plans and strategies to include new or modified Town Board
priorities. Updates should include actionable items,
timelines, measurable benchmarks, and enforcement
mechanisms.
. . . Sustainabilit
4.1.3 Build capam'ty to enforce .codes, p!ans, and s'trategles organil;Zt?;r;las, :El—é/oard, °
related to climate protection, resilience, equity.
Town Board
Focus on emission reduction targets and Sustainability
4.1.4 | decarbonization strategies for existing buildings, not organizations, E-Board, | @
just new construction. Town Board
Develop and implement programs and policies to . s
velop ! .p b srar pols! . Sustainability
respond to findings and action items recommended in L
4.1.5 . : . organizations, E-Board, | @
updated versions of the Climate Energy and Action Plan
Town Board
(CEAP).
Develop and implement programs that respond to the Sustainability
4.1.6 | findings of the Three County Solar and Storage, Regional | organizations, E-Board, | @
Energy Inventory study conducted by CLEER. Town Board
Sustainability
4.1.7 | Pursue a Zero Energy District. organizations, E-Board, )
Town Board
Develop and implement programs and policies to Sustainability
4.1.8 | expand public and private infrastructure for zero organizations, E-Board, | @
emission vehicles. Town Board
Leverage Holy Cross and Xcel service territory Sustainability
4.1.9 | for maximizing on-site electric and renewable organizations, E-Board, | @
infrastructure. Town Board
Establish project performance strategies to define
interim sustainable development targets and measures Sustainability
4.1.10 | (i.e, energy consumption and carbon reduction, water, organizations, E-Board, | @
construction waste recycling, trip reduction, equity, Town Board
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 Sustainability
4.1.11 | 50% reduction in CO2 emission by 2030. Intended organizations, E-Board, o

to establish how the Town will monitor and be held
accountable and how the community will work toward
this target. There is no quantitative means to do so now.

Town Board

® Near-term (O to 3 Yrs)

® ® Medium-term (O to 6 Yrs)
C) ongoing

® ® ® Long-term (O to 10 Yrs)




Climate
+ Comp
Plan Event
Qutcomes
(CLEER
Sept. 23,
2021)

4.2 Implement goals and strategies from the Climate & the Carbondale Comp Plan Event.
S . - Building
4.2.1 | Require irrigation rain sensors for all new buildings. [
Department
4.2.2 _Create an |nv_estment fund for people to invest in a low- Town Board °
income housing revolving fund.
Add to building code something that restricts vent pipes Buildin
4.2.3 | from being installed on roof areas suitable for solar, for g o
. Department
example no vents allowed on south facing roofs.
a.2.4 Require existing buildings to electrify and add efficiency on Building Y
- resale, provide financing and assistance. Department
4.2.5 Consider deconstruction for reuse, repurposing, recycling, Building °
- and waste management when designing new buildings. Department
4.2.6 | Discontinue natural gas systems in all new development Building
- gas sy P ’ Department °
4.07 Require electric appliances in all renovated or upgraded Building
- buildings. Department o
4.0.8 Establish g renewable micro-grid for energy use in Town Board PY
emergencies.
Explore ways to incorporate agrivoltaics into solar
4.2.9 | production areas to produce local food and efficiently use Town Board o
space between arrays.
. . L Buildi
4.2.10 Ln;/zr::vz::?: use of local and reclaimed materials in new Depaurltrr:r;it 2 PY
P ' E-Board
Create an education campaign on residential composting
4.2.11 | (how it works, how to properly compost, yard composting E-Board o0
vs. community composting).
Amend the UDC to incentivize sustainable/low-water Planning
4.2.12 | landscaping techniques for new developments and when & Building ()
retrofitting existing grass yards. Departments
4.2.13 | Expand the Town's open ditch irrigation system. Town Board 00
Planning
4.2.14 | Encourage rain water collection for plants and irrigation. & Building ]
Departments
Incentivize new developments to include space for Planning
4.2.15 | community gardens and food production. Integrate eatable & Building o
landscape concepts in parks and in streetscapes. Departments
Planning
4.2.16 | Require new commercial parking lots to plant trees. & Building ([ ]
Departments
Update the UDC to require all new development to provide
4.2.17 . . .
electric hook-ups for electric vehicles
Provide town based "green waste" disposal coupled with
4.2.18 .
composted mulch for residents use.
4.2.19 Phase out the town's gas powered parks maintenance

equipment and convert to electric.
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4.3 | Focus on community resilience.
. L. E-Board,
Develop outreach, education, and communication to . o
4.3.1 . . Sustainability o0
support concepts and strategies that advance Resilience. L
Organizations
Develop and implement programs and policies to respond E-Board,
4.3.2 | to the findings of the 2018 Vulnerability Consequences Sustainabhility J
and Adaptation Planning Scenarios (VCAPS) Report. Organizations
Resiliency programs and policies adopted by the Town E-Board
should include defined goals, performance targets, . !
4.3.3 . . Sustainability ([ ]
. measurable benchmarks, timelines, and transparent Oreanizations
Resiliency reporting and enforcement mechanisms. g
- - . - E-Board,
Develop specific resilience strategies at the Building, . o
4.3.4 i . Sustainability ([ ]
Community, and Regional and Ecosystem scales. L
Organizations
Engage in regional collaboration with surrounding E-Board
communities to advance interconnectedness and shared . !
4.3.5 . . Sustainability ()
systems (environmental, economic, workforce, supply L
. - Organizations
chain, and utility structures, etc.).
Continue to collaborate on the County-wide Natural
4.3.6 | Hazard Mitigation Plan that addresses fires, floods,
mudslides, etc.
4.4 | Ensure equal access to green and sustainable housing, infrastructure and services.
. . . . Planning & Buildin
Align affordable housing developments with sustainable & g
4.4.1 = : ) Departments, Town | ® @
building practices and maintenance programs.
Board
Equitable Focus financial resources and support programs that
Green 4.4.2 | promote an energy transition around lower to moderate Town Board 000
Infrastructure income (LMI) households.
Parks & Rec
4.4.3 | Continue to nurture and expand the urban forest canopy Department, Public
Works
4.4.4 | Maintain an open ditch policy
4.5 Invest in parks, open spaces, streetscapes, trails, the Rio Grande Artway, pathways,
) landscaping, green stormwater infrastructure and public buildings.
. Parks & Rec
Update the Parks, Open Space and Trails master plan and )
451 | -Pod oP P . P Department, Bike & | @ @
continue to make improvements as funding allows. .
Ped Commission
Continue to require that new development contributes its Parks & Rec
4.5.2 | fair share to the cost of expanding the town parks, open Department, Bike & | @
space, multi-modal network and infrastructure. Ped Commission
Green
Infrastructure, Employ naturalized storm water treatment techniques Parks & Rec
Health + 4.5.3 | such as naturalized detention, bio-swales, rain gardens, Department, Bike & | @
Wellness terracing and porous pavements. Ped Commission
Consider adopting Low Impact Development (LID)
strategies intended to address environmental impacts
; . . Parks & Rec
associated with on-site stormwater management and )
4.5.4 . . . } Department, Bike & | @
water quality strategies. LID strategies may include; .
. . . . . Ped Commission
hio-retention, impervious surface materials and use of
drought tolerant plant materials.
455 Advance ways to promote public/private partnerships that

enhance our health and wellness




standards according to best management practices.

Rec Commission

4.6 Identify key riparian areas for acquisition and conservation.
Rivers Support efforts to establish a Garfield County open
46.1 PP sh yop Town Board, E-Board | ® ® @
space tax fund and acquisition/management program.
4.7 Embrace the river corridors.
rt watershed health and water quali hrough
rS:dpupccfcignsait: de?:'\ei?attioan SHdaetriJS?gr? btyoTevZ:j)g in Parks & Rec
471 ) ) ) Y ping Department, Parks & 000
carefully-designed river trails where terrain and access .
Rec Commission
allow.
Rivers
Develop safe boating and shoreline access points usin Parks & Rec
4.7.2 P ) g P g Department, Parks & o000
natural materials. L.
Rec Commission
. . . Parks & R
473 Develop shoreline trail and access construction Depari:nZnt, Pi\crks 2 000

® Near-term (O to 3 Yrs)

® ® Medium-term (O to 6 Yrs)

C) Oongoing

® ® ® Long-term (O to 10 Vrs)
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Transportation
Master Plan

5.1 | Develop a comprehensive town-wide Transportation Master Plan (TMP).
Revisit the community long-term vision for multi- Public Works
5.1.1 | modal transportation based on a comprehensive Department, Bike & [ ]
community outreach process. Ped Commission
. . . Public Works
s | O o T e T | pprtment e | @
P g opp ’ Ped Commission
Qondyct a.blclycle and. pedestrian faC|.I|ty inventory and public Works
identify missing gaps in the Town. Build off the 2019 .
51.3 | . L . . ) Department, Bike & [
High Priority Bicycle and Pedestrian Corridors Map and ped Commission
modify with additional high priority corridors.
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
basgd on.chang_es to land use, lfe_y destma_tlons, or public Works
desired circulation for people biking. Identify the .
5.1.4 . - LS Department, Bike & o
appropriate facility type and prioritization for each .
. . ) Ped Commission
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 hicycle/pedestrian cut throughs
Whel’? roadways do not provide connectivity. . public Works
Consider changes to development code to require )
5.1.5 | . ) . Department, Bike & [
bicycle/pedestrian cut throughs. Pursue properties .
. . . Ped Commission
or easements to provide pedestrian and bicycle
connections between existing neighborhoods.
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 Public Works
5.1.6 | where sidewalks should be completed or upgraded. Department, Bike & o0
Consideration should be made for certain sections of Ped Commission
roadway where sidewalks may not be constructed,
due to trade-offs such as parking loss or community
character.
Develop and adopt a Complete Streets policy that
s | e e e | Publewonis |
o P policy q Y Department

constructed with comfortable hicycle and pedestrian
infrastructure.

® Near-term (O to 3 Yrs)

® ® Medium-term (O to 6 Yrs)

C) Oongoing

® ® ® Long-term (O to 10 Vrs)




Develop an interconnected, integrated and safe multi-modal (bicycle, pedestrian and

.2 .
5 transit) system.
Planning and Public
Implement the recommendations associated with Works Departments,
5.2.1 | multi-modal mobhility improvements and policies and Planning Commission, (]
the Future Land Use Plan. Bicycle & Ped
Connected Commission
Multi-modal Create a reduced speed zone and establish .
. ) Bicycle & Ped
Network infrastructure improvements and enforcement tools o .
5.2.2 ) o Commission, Police [ )
to reduce motor vehicle driving speeds and promote a Department
pedestrian-first approach throughout the Town. P
Establish a new multi-modal street connection Planning and Public
between 8th Street and Highway 133 north of Main Works Departments,
5.2.3 | Street. Extend Industry Place to connect with 8th Planning Commission, L
Street and establish multi-modal facilities (sidewalks Bike & Ped
or pathways). Commission
5.3 | Improve safety and convenience for pedestrians and cyclists crossing the highway.
. . Public Works
5.3.1 Lr;ario;/]t\elvgat:llﬂ;/\éay along Meadowood Drive connecting Department, Bike & °
g Y ’ Ped Commission
Connect Snowmass Drive and Meadowood Drive Public Works
5.3.2 . . Y Department, Bike & [ )
through Roaring Fork School District Campus. .
Ped Commission
. . Public Works
5.3.3 Complet.e pat.hway and/or sidewalk along Main Street Department, Bike & PY
connecting Highway 133 and CRMS. -
Ped Commission
Highway Publi
. . ublic Works
i mpl idewalks alon h St. ween Vill R .
for Pgople ' Ped Commission
Walking = As part of the high t plan and
s s part of the ay access management plan an . .
Biking P lshway acc g P Planning and Public
project leadership team highway design process,
. . Works Departments,
explore the full range of options for pedestrian . o
5.3.5 . . . o . . Planning Commission, | @
crossings including but not limited to: traffic calming Bike & Ped
designs, signalized crossings, visually enhanced .
.= Commission
crosswalks, and pedestrian islands.
Strategically use green pavement markings to indicate Public Works
5.3.6 | the continuation of a hike lane through an intersection Department, Bike & [ )
in high-conflict locations. Ped Commission
. . Bike & Ped
Improve pedestrian access to Red Hill and ensure safe I e. © .
5.3.7 . . . . Commission, Garfield J
pedestrian and bicycle crossing of State Highway 82. County

® Near-term (O to 3 Yrs)

® ® Medium-term (O to 6 Yrs)

C) Oongoing

® ® ® Long-term (O to 10 Vrs)




2022 Carbondale Comprehensive Plan

a financial feasibility study.

Planning, RFTA

5.4 | Improve safety and convenience for pedestrians in town.
o - - .
romote pedestrian connectivity betvyeen public Works
Downtown and Downtown North and improve .
5.4.1 . - . Department, Bike & o0
pedestrian conditions on Merrill Ave that connects to e
Ped Commission
town open space.
Pedestrian Planning and Public
Safet . . N Works Departments
Y Identify safe routes to school projects and prioritize . P o
5-4.2 improvements at key corridors and crossings Planning Commission, | @ @
P Y gs: Bike & Ped
Commission
. . . Public Works
Complete the gap in the sidewalk along Sopris .
5.4.3 Department, Bike &
Avenue between 3rd and 4th Streets. par e oo
Ped Commission
5.6 Capitalize on the existing trail network by creating new connections, improving existing
) trails, and prioritizing maintaining the comfort of trails for people walking and hiking.
Encourage future developments and redevelopments Planning and Public
5.6.1 | along the Rio Grande Trail to provide pathway or Works Departments, o0
sidewalk connections to the trail where feasible. Planning Commission
Continue to pursue opportunities to integrate the
Rio Grande Trail as a connection to other areas, Planning and Public
5.6.2 gateways, and multi-modal routes. Minimize at-grade | Works Departments, PP
Connected o street crossings of the Rio Grande Trail in order to Bike & Ped
Trail Network maintain the trail as a high-comfort environment for Commission
people walking and biking.
. Planning and Public
Improve and expand connections between "ng .
. . ) Works Departments,
5.6.3 | neighborhoods and the Highway 133 Trail/Crystal Bike & Ped o0
Valley Trail. .
Commission
Planning and Public
. ¥ . . . Works Departments,
Improve priority multi-modal corridors and highway rx par L
5.6.4 \ . o : . Planning Commission, | @
crossings as depicted in Figure A8 in the Appendix. :
Bike & Ped
Commission
5.7 Prioritize projects that improve hicycle and pedestrian access to transit.
Work with RFTA and CDOT to evaluate safety and Planning and Public
5.7.1 | functionality of existing and proposed stops and Works Departments, (N
Transit Access routes and recommend changes. RFTA, CDOT
. . . . Planning and Public
Continue to integrate the Rio Grande Trail and other Worksl Di artmbclen’lcs
5.7.2 | pedestrian, bike corridors to/from and through the P : ! o0
. RFTA, CDOT, Bike & Ped
RFTA Park and Ride. o
Commission
5.8 Continue to plan for and pursue funding for a local transit service with routes that reach
) more of the neighborhoods in town that are not easily accessible by transit.
Det ine the best t ide additi | . .
e s arrovte et | pianing anapusic
Transit Access | 5.8.1 iy N ) . Works Departments, (]
communities, possible providers, service areas and
. . Town Board, RFTA
operational characteristics.
5.8.2 Explore funding options for local transit and develop | Town Administration, °




Implement programmatic and infrastructure strategies to reduce the need to drive a single

intersection of Highway 133 and the Rio Grande Trail.

5.9 .
occupancy vehicle.
Seek travel demand strategies to reduce parking
demands to complement the Downtown mixed-use
commercial and neighborhood urban form, including Planning, Public

5.9.1 | enforcement of timed parking, parking maximums, Works & Police [ ]
permit programs, or unbundling (requiring the separate Departments
pricing of residential parking from the rent or sale price
of a home or unit).

Support local businesses that will provide more
opportunities and convenience for those who live in

5.9.2 . T Board L
town to shop in Carbondale and help reduce the need to own boar ¢
drive.

Travel Town, Planning

Demand . ) Commission,

Management Develop and implement a downtown parking plan to Downtown business
+ Parking 5.9.3 | address on-site parking, shared parking, collector lots, organizations P

and other parking conditions. Historic Preservation

Commission
Explore potential sites and financing for future parking Town Board, Planning

to accommodate the loss of any downtown parking Commission,

5.9.4 . ) . L
should private lots that currently serve as informal Downtown business
parking be developed. organizations

555 | pariding. Gonrder reaulring oyl perking be provided | ToWnBoard Bike |

- ' & q g bicycle p gbel Ped Commission
for new large developments.
. . - Public Work
Develop a hicycle and pedestrian wayfinding plan to ublic wor S
. v . Department, Bike
5.9.6 | make walking and hiking across town more accessible L )
. . & Ped Commission,
and intuitive.
Town Board

5.10.1 | Ensure the Highway 133 corridor through the length of town is visually attractive.
Prioritize and fund a Highway 133 Corridor Study to Public Works, CDOT,

5.10.2 | evaluate the multi-modal, safety and urban design Town, Arts + Culture [ N
components of the corridor. Organizations
Highlight the future intersection and roundabout at
Highway 133 and Lewies Ln/Weant Blvd as the southern Public Works, CDOT,

5.10.3 | entry into Downtown emphasizing the Historical Society | Town, Arts + Culture o0

Highway 133 Park, entryway focal points, landscaping and open Organizations
Character spaces.
Acquire additional right of way along the south side
of Highway 82 adjacent to town-owned property and .

5.10.4 . . Public Works, CDOT
enter into an MOU agreement with CDOT for landscape ubl o0
improvements.

Work with the current or new property owner of 520
5.10.5 | Hwy 133 to develop a town "Welcome Center" at the Public Works, CDOT o0

® Near-term (O to 3 Yrs)

® ® Medium-term (O to 6 Yrs)

C) Oongoing

Long-term (O to 10 Yrs)
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GOAL TOPIC 6: INCLUSIVITY + EQUITY

CATEGORY #

STRATEGY / ACTION

RESPONSIBILITY

TIMELINE

6.1 Aspire to make Carbondale a welcoming and caring place for everyone regardless of
) economic circumstances or appearances.
Continue to design public spaces for feel welcoming Parks & Rec
to everyone. Document and publicly share information Department, Parks
Inclusivity 6.1.1 | about the accessibility of these facilities and programs & Rec Commission, o0
to enable mobility challenged people to safely plan a Community groups
visit. with vested interests
. . . . Parks & Rec
Leverage all residents' skills, connections, time and
6.1.2 | —overas res| ) ! ) I ! Department, Parks & o0
willingness to contribute to their community. .
Rec Commission
6.2 Support community arts and culture and special events that inspire civic pride,
’ volunteerism, and unity.
. . . . Arts & Cult I
o Foster relationships with non-profit volunteer O:' Znizaliiounr:
Inclusivity organizations like AmeriCorps, Peace Corps, Habitat Hogusin !
6.2.1 | for Humanity, UpRoot or others to support community .g . 00
. . . . . Organizations, CHCP,
needs and implement local heritage, diversity, housing o .
. Mt. Sopris Historical
and food systems actions and goals. .
Society
6.3 Maintain Carbondale as a viable and affordable location for all people to huild their lives and
) their careers.
Establish programs to include daycare/programming into | Planning Department,
6.3.1 . . . o0
new development projects. Planning Commission
Promote opportunities for everyone Carbondale to have
fun in town during all seasons through festivals and
Inclusivit i : i ; Parks & Rec
y celebrations. A wide variety of year-round indoor and
6.3.2 o Department, Parks & | @ @
outdoor activities for young people to gather and hang- Rec Commission
out in town will make Carbondale a fun and healthy place
to grow up.
Recognize the benefit of great schools and community
6.3.3 centers by promoting them as places that are well School District, Parks
7 | supported and help bring us together and retain a family- & Rec Department LA
oriented community.
6.4 | Expand the presence of age-friendly initiatives into the planning and land use framework.
R i i icularly h k i . .
6.4.1  Recognize caregivers, particu arly home care workers, in Planning Commission | @
planning, land-use, and economic policy development.
Age Frienglly Establish and implement procedures for inclusion
Community | g 4.2 | that engage stakeholders and allow for community Town Board o0
engagement and input.
Consider creating an advisory committee that oversees
6.4.3 | the implementation of Carbondale Age-Friendly Town Board 000
Community Initiative projects and efforts.




crosswalks, and crossing signals with adequate time to
Cross.

Works Department

6.5 | Preserve existing and add new housing and services for people of all ages and abilities.
Ensure the Town continues to meet demand for housing Blanning Department
6.5.1 | that meets the growing demographic shift toward an . & Vep S N
. . o Planning Commission
increase in younger families and older adults.
Install tools such as form-based codes to help create
6.5.2 a built environment that intentionally provides Planning Department, °
- opportunities for older people to easily participate in Planning Commission
H ) community life, avoiding aging in isolated enclaves.
ousin ; X - -
Equityg Create housing options along a continuum of size that
are affordable, accessible, close to services and located
6.53 | " o N : ) Town Board [
within existing communities (including nursing homes
and rehabilitation centers).
Implement universal design elements into the UDC and Planning & Building
6.5.4 | capital improvements plans to increase accessibility and Departments, o
visibility by wheelchairs or other mobility devices. Planning Commission
. . . Planning & Buildin
Establish a percentage of overall project housing De agrtments &
6.5.5 | unit target in the UDC for units with universal design . P . ()
Planning Commission,
features.
Town Board
6.6 | Address universal and equitable transportation access for all community members.
Develop a sidewalk maintenance program that addresses
regular snow and debris removal as well as upgrading Public Works
6.6.1 o : ]
deficient sidewalks to allow for comfortable and Department
accessible travel for all ages and abhilities.
Research peer community programs and educate
property owners on their responsibilities. A well-
maintained, dependable and safe network of .
- Public Works
6.6.2 | unobstructed sidewalks and curb ramps allows for safer Department 'Y X )
travel by all people with mobility or vision challenges P
as well as families with beginning bike riders or using
Mobility strollers.
Equity Work with RFTA to determine opportunities to enhance .
. . Town Board, Public
6.6.3 | the current paratransit program to allow for more reliable o
. . Works Department
and convenient access to trips.
Integrate and accommodate electric bikes, adult
tricycles and bikes with trailers into the transportation Bike & Ped
6.6.4 | system by educating users, implementing parking for Commission, Public 000
e-hikes, and considering e-hikes in the design of hike Works Department
facilities (e.g., width of bike facilities).
Provide walkable environments including well-
maintained sidewalks, no-skid surfaces, good lighting, Bike & Ped
6.6.5 | bus shelters, benches, traffic islands, well-marked Commission, Public o

® Near-term (O to 3 Yrs)

® ® Medium-term (O to 6 Yrs)

C) Oongoing

® ® ® Long-term (O to 10 Yrs)
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GOAL TOPIC 7: FINANCIAL SOLVENCY

7.1 | Balance employment-generating uses and diversity in housing types.
Ensure the Future Land Use Plan considers the job- Planning Department,
Land Use / 711 K . . . . .. o0
generating potential of each land use designation. Planning Commission
Housing
Locate residential future land use/zoning designations .
. . . Planning Department,
7.1.2 | where parcel orientation and alignment does not . L o0
o . . . Planning Commission
prohibit a mix of building or unit types.
_— Develop a town asset management plan to define the value of Town holdings and the
) effective use of these assets.
Conduct a comprehensive town asset inventory b Finance, Administration,
7.2.1 P . y oy and Public Works 000
department formatted as a promotional document.
Departments
Town Fi Administrati
. . . inance, Administration
Assets Ph improvements and maintenan rdin e !
7.2.2 ase Improveme ts and ma t? ance according to and Public Works 000
the priorities in the comprehensive plan.
Departments
Conduct a focused revenue and maintenance and Finance, Administration,
7.2.3 | improvement needs assessment and develop funding and Public Works 000
and phasing strategies Departments
7.3 | Diversify town revenues.
R Town Identify potential alternative revenue sources Finance, Administration,
GVeNUes | 231 |including state/federal grants for projects that and Public Works 000
advance the Comp plan goals. Departments
7.4 | Ensure growth and development pays its share for infrastructure and services.
. . S Finance, Administration
iliz -benefit anal when considering new ! . !
741 Utilize cost-benefit analyses when considering ne and Public Works o060
development.
Departments
Town Fi Administrati
. . . . . nance, Administration
Revenues Align fiscal pol nd levels of ser h futur ' . '
24.2 ign fiscal po |C.|es and levels of service with future and Public Works o060
land use strategies.
Departments
Continue to require new developments to pay fees
7.4.3 | in lieu of water rights, sewer tap fees, school district
fees and park development fees.

® Near-term (O to 3 Vrs)

® ® Medium-term (O to 6 Yrs)

C) Oongoing

® ® ® Long-term (O to 10 Yrs)




GOAL TOPIC 8: GOOD GOVERNANCE

Hold conversations between groups, neighbors and local leaders in coordination

8.1 | meetings to openly debate issues to build citizen confidence in a responsive and decisive
Open.+ town government.
Inclusive
Governance Identify stakeholder/communit oups to participate in
8.1.1 "y st / LNIty groups to participate | Town Board o0
meetings in an open collaborative process.
Include and respect all community members in land use and policy conversations
8.2 | andrespect the applicable provisions of the State of Colorado and United States
Open + Constitutions.
Inclusive
Governance .
Ensure ate property owners are at the table for land
8.2.1 ure priv prop y owner ) ) Town Board o0
use or long-range planning discussions and meetings.
Engage in productive partnerships with other organizations and governments by hosting
8.3 | informal conversations and events to achieve our goals hecause we recognize that the
) whole is greater than the sum of the parts.
Regional — ood - dicall
Collaboration !Endgagtgfln'lntergoveJnmentta utp ates to I|c.)er|o |dca \Y
indentify issues and opportunities on policy, an
8.3.1 . . . . T Board
particularly in the Two-Mile area or in palces where own boar oo
public entities own land within Town's jurisdiction.
Revise or formalize review standards and processes to include any needed parties or
8.4 . .
. stakeholders depending on the nature of a project or effort.
Review
Processes Ensure rules and regulatory process is clear through Plannin
8.4.1 | Town information or development guides on Town g o0
. Department
website or other outlets.
8.5 | Ensure timely development project reviews.
Ensure rules and regulatory process is clear through Plannin
Review 8.5.1 | Town information or development guides on Town De artm«;gnt o0
Processes website or other outlets. P
Identify local developers, planners or designers to .
. - - N Planning
8.5.2 | participate in a review of the development application 000
. . Department
system to identify areas to enhance the process.

® Near-term (O to 3 Yrs)

® ® Medium-term (O to 6 Yrs)

C) Oongoing

® ® ® Long-term (O to 10 Yrs)
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6.2 | Plan Monitoring

Next Steps

The Town of Carbondale Comprehensive Plan Update will function as a supplement to the 2013 Comprehensive
Plan for the next 10 years. Periodic reviews and updates to applicable plans, codes and policies may be required
to advance the Plan Update Implementation Strategies. The Plan vision will likely be realized incrementally.
Establishing changes to the regulatory process and the adoption of revised development guidelines and
standards will be a necessary first step. These changes to the Town's regulatory framework may require minimal
financial investments on the part of the Town while realizing significant benefits to commmunity character, design
and aesthetic priorities established by the community. Additional analysis will be needed as the vision transitions
to policy and investments in the community.
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7.1 | Definitions

Aging in the Community

The ability for all individuals to remain living in their
home and/or community safely, independently, and
comfortably.

Bioretention

The process in which contaminants and
sedimentation are removed from stormwater
runoff, often with planted treatment areas such as
bioswales or rain gardens, that filter water before
they infiltrate into the soil and enter the stormwater
drainage system.

Built Environment
Aspects of our surroundings that were built by
humans, in contrast to the natural environment.

Climate Protection
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

Complete Streets

A way of designing and building streets that focuses
on creating a safe and weloming experience for all
people walking, rolling, biking, or taking public transit;
they ensure streets balance the needs of people as
they get around in different ways.

Comprehensive Plan

The Town of Carbondale’s Comprehensive Plan
provides the overall long-term vision and policy
direction for managing the built and natural
environment in Carbondale, and providing necessary
public facilities. It addresses transportation,

utilities, land use, recreation, housing, economic
development, and town services, and is required by
state law to be updated periodically.

Ecosystem
A group of living organisms that live in and interact
with each other in a specific environment.

Equity

The ideal of fair and just treatment of all members
of a community, recognizing that some people face
greater burdens and disadvantages than others.

Festival street
A street or public place that can be temporarily closed
to vehicle traffic for special events.

Historic Commercial Core

The area of Town designated in Carbondale’s
Comprehensive Plan that accommodates a mixed of
uses centered around historic resources. The HCC
zone is expected to accommodate a degree of future
growth and include, or will include, a mixture of
employment, housing, and cultural opportunities.

Income-based housing

Housing that is made available to households with
incomes below a certain threshold (e.g. 60% of a
metro area’s median household income) and priced
to cost no higher than 30% of the household's gross
income.

Low impact development

Systems and practices that use or mimic

natural processes that result in the infiltration,
evapotranspiration or use of stormwater in order to
protect water quality and associated aquatic habitat;
an approach to land development that works with
nature to manage stormwater as close to its source
as possible.

Maker space

A place where people can engage in hands-on,
collaborative creation of crafts or innovative designs
with low- or high-tech tools and supplies.

Mixed-use development

Urban development that combines different types of
uses — residential, commercial, retail, office, cultural,
institutional, or entertainment — in a building or
complex of buildings.

Multi-modal

When describing a street or transportation network,
multi-modal means it provides options for people
to get around on foot, on hicycles, in transit, or in
motorized vehicles.



Natural Environment

The non-human-made surroundings and conditions
in which all living and non-living things exist, in
contrast with the built environment.

Public realm
Space that the general public has access to, including
streets, sidewalks, parks, and civic plazas.

Right-of-way
Land that is controlled by the city and reserved for
public use such as for streets and sidewalks

Shared parking

Parking spaces that are shared by more than one
user, typically under a shared parking management
strategy with the goal of creating greater efficiency.
For example, a parking garage can be used by office
workers during the day and by residents in the
evening.

Stormwater management
The effort to reduce and/or improve the quality of
runoff of rainwater into streets and watersheds.

Sustainable Development

Development that meets the needs of the present
without compromising the abhility of future
generations to meet their own needs.

Traffic calming

The use of design features to improve safety for
motorists, pedestrians, and cyclists. This can include
for example speed humps, curb extensions, or
narrowing traffic lanes.

Transportation demand management

The application of strategies to reduce travel demand
and/ or redistribute demand to allow for more
efficient use of transportation infrastructure, such as
programs to encourage carpooling and transit usage.

Universal design

The design of buildings, products or environments
to make them useable and accessible to all people,
regardless of age, disahility, mobility challenges, or
other factors.

Workforce housing

Housing that is affordable to people with incomes
near the median for the region, and located in or near
employment centers
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7.2 | Background (2022)

In 2020, the Town of Carbondale Board of Trustees
and Planning + Zoning Commission determined that,
due to changes in key areas, an update to the 2013
Comprehensive Plan was warranted. Key focus areas
were identified by the Board and Commission as
areas that require specific attention as part of the
Comp Plan Update. The focus areas include:

Review and update of communitywide Vision +
Goals

Revisions to the Future Land Use Map (FLUM)

Assessment and updates to the Climate Action
Plan

Considerations for Multi-Modal Access +
Circulation and Aging in the Community

Review of the Downtown Historic Commercial
Core zone, the area north of Downtown and
select areas currently zoned High Density
Residential.

Community Engagement Plan

The Community Engagement Plan (CEP) was
developed to thoughtfully plan key touchpoints with
the community to ensure broad community support
for the ultimate adoption of the Comprehensive Plan
Update. The CEP evolved over time as meetings were
added and new outreach strategies were tested to
respond to Carbondale's uniqgue community needs
and direction given by the Steering Committee.

Existing Conditions Summary

The Plan Update process included data collection and

assessment and an Existing Conditions Summary
Memorandum. The Existing Conditions Summary
provides an overview of existing conditions, current
plans and programs and policies that may inform
how the Town makes decisions with respect to the
built and non-built environment in the Town. The
Existing Conditions Memorandum is available on the
project website: https://chartcarbondale.com.

¢ESTA NUESTRO
FUTURO ENFOCADO?

iEL PUEBLO DE CARBONDALE ESTA ACTUALIZANDO
SU PLAN INTEGRAL ¥ NECESITA TU VOZ!

UN PLAN INTEGRAL ES UN MAPA PARA LA
COMUNIDAD QUE NOS AYUDA A LOGRAR NUESTRA
VISION ¥ METAS COLECTIVAS,

Pr——— T

TOMA LA ENCUESTA EN LINEA

ES SENCILLO AL TOMAR LA FOTO DEL
CUADRO NEGRO TE SALE EL LINK PARA LA
EMCUESTA ¥ PARA MAS INFORMACION
VISITA EL PROYECTO EN EL 5ITIO WEB:

[CARBONDALEKALEIDOSCOPE.ORG/CHART-CARBONDALE]
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| Figure 16: Postcard in Spanish advertising the initial
online survey |
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| Figure 17: Community Engagement Plan |

Ask general questions about

Press release, social

Project Steering Committee

Jull- Online + paper public concerns, recent . . .
. General public media posts, email blasts,
Aug 16 | survey successes and vision for the .
postcards with QR codes
future
Group interviews with Stakeholders
representatives from stakeholder | were identified
Stakeholder focus L
Jul - Aug . ) organizations to understand by Town staff N/A
group interviews . . . N .
opportunities/constraints in topic | in consultation
areas with leadership
. . . Kick off the Comp Plan Update - Social media event +
First Fridays Kick- . . .
Jul 2 off Event generate awareness for the effort | General public direct advertisements,
and promote the online survey email blasts
Personal engagement
- Latino community
Spanish-speaking Hold a community meeting in LatinX leaders went to
Aug 16 | Community Spanish to hear from the Latino communit predominantly Spanish-
Meeting community Y speaking neighborhoods
to personally invite
community members
Present initial analyses on
Community growth, housing, mobhility and Press release, social
Aug 17 Meeting (in have small-group conversations General public media posts, newspaper
English) to gather input on Comp Plan ads, email blasts, flyers
focus areas
General public .
Get key stakeholders together P ! Personal emails to past
Downtown/ . . Downtown/
to discuss potential future uses P+Z Board members,
Aug 17 Downtown North . L Downtown .
. and design of infill development property and business
Design Charrettes North . .
Downtown and Downtown North owners, project webhsite
stakeholders
. Press release, email
. . Present draft plan items for .
Spanish-speaking . . LatinX blasts, newspaper ads,
Oct 27 . public comment, get input on . .
Virtual Open House S . . community radio ads, flyers around
prioritization of projects/policy
town
. P | b il
. . Present draft plan items for ress release, emal
English Virtual . . . blasts, newspaper ads,
Oct 28 public comment, get input on General public . . .
Open House S . . radio ads, social media
prioritization of projects/policy
post
Draft Get feedbhack on the Draft Press release, email
Nov 3 - . . .
Nov 28 Recommendations | Recommendations presented at General public blasts, newspaper ads,
Poll Virtual Public Meetings social media posts
Get feedback on the Draft Future .
Jan 20 - Draft Plan Surve Land Use Map, Implementation General public FEEB Ll Ell
Feb 25 y P, Imp ! P blasts, social media posts
Plan
Give the community the
Jan 24 - | Draft Plan Reading opportunity to re_ad pap_er coples . Press release, email
of the draft plan in English and General public . ;
Feb 25 | Rooms . . . blasts, social media posts
Spanish at 10 locations in Town
and take a paper survey
Get final feedback on the draft Press release, email
March Final Oben House plan and give the community General bublic blasts, newspaper ads,
30 P an opportunity to speak to the P radio ads, social media

post




2022 Carbondale Comprehensive Plan

Engagement Process

A robust public engagement effort guided the seven
month planning process, intended to solicit input on
community values and aspirations. Concurrently, the
consultant team engaged in a series of community
events, focus group interviews, surveys and design
charrettes with stakeholders, volunteer boards and
commissions and the Project Steering Committee
(P&Z) to gain a shared understanding of existing
conditions, market realities, and opportunities

and challenges. This outreach informed the vision
for the Comprehensive Plan, consisting of a
community framework, goals, guiding principles and
implementation strategies. The vision and guiding
principles are the shared values around which
concepts were developed for the Comprehensive
Plan.

Project Steering Committee

The Town of Carbondale Planning and Zoning
Commission acted as a Project Steering Committee
(PSC) to offer guidance throughout the planning
process. Six PSC meetings were held throughout
the planning process at which the project team
presented findings on the following topics:

2013 Comp Plan Vision + Goals, Community
Engagement Plan

Economics, demographics, population
projections, Downtown and Downtown North

Aging in Place, Climate Action Plan, Multi-
modal Mohility

Draft Vision + Goals
Draft Recommendations

Draft Implementation Plan

Meetings were held virtually and the public was
invited and encouraged to participate in the
discussion.

Stakeholder Focus Group Sessions

Six stakeholder focus group sessions were held

to do a deep-dive on topics that were identified

as important to focus on in the Plan Update.

The list of participants for the focus groups was
developed by Town staff in collaboration with Valley
Settlement, Carbondale Arts, Carbondale Chamber,
Wilderness Workshop and Manaus. The list included
representatives from the following entities:

Roaring Fork Transportation Authority (RFTA)

Carbondale Age Friendly Commmunity Initiative
(CAFCI)

Senior Matters

RE-1 School District

Valley Settlement

La Clinica del Pueblo

Carbondale Arts

KDNK Community Radio

Clay Center

Stepping Stones

Family Resource Center

Andy Zanca Youth Empowerment Program
Youth Entity

Voices

Artists

Clean Energy Economy for the Region (CLEER)
Aspen Valley Land Trust (AVLT)

Roaring Fork Soccer Club

Wilderness Workshop

Downtown Property and Business Owners

Property and Business Owners in the area
north of Downtown

Session topics included:

Affordable housing

Local businesses and economy

Mobility and aging in community
Sustainability, agriculture and recreation
Arts, culture and community services

Development, infrastructure, Downtown and
Downtown North
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| Figure 18: Chart Carbondale web page |

Online + Print Survey

The initial survey was available online and at Town
Hall on paper from July 2nd to August 6th, 2021. The
purpose of this survey was to ask general questions
about public concerns, recent successes and the
community's vision for the future of Carbondale. It

received 483 responses online and 41 paper surveys,

totaling 524 responses. Below are some highlights
from the survey and the full survey results can be
found in the Existing Conditions Summary Memo in
the Appendix.

Demographics

Survey responders generally reflected
Carbondale's aging population, with 33% over
the age of 65, 20% between 55 and 64, 17%
between 45 and 54, and 17% between 35 and
44,

When asked what their relationship to
Carbondale is, 36% of survey responders Ilve
there full-time, 23% shop/eat/drink there, 2
recreate in the area, and 10% work full-time in
Carbondale.
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| Figure 19: Carbondale Identity Word Cloud |

Community/Character

When asked how they would describe the
identity of Carbondale, responders had diverse
answers (see Figure 19 word cloud). Words
and phrases like "small town", "communal",
"friendly", "mountain", "funky" were common.

Survey responders were most concerned about
how rapid growth/development (199%), housing
affordability (159%), population growth (99%),
gentrification (8%), high cost of living (8%) and
too much traffic (7%) are threatening their
quality of life.
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Online + Print Survey Snapshot

"I would love

to have a garden or
gathering place where the
community could come
together and sell food.”

-Arts + Culture Focus Group

"The only thing zoning
downtown is producing
is overpriced residential

development."
-Development + Infrastructure
Focus Group

"The Circulator should
go to more stops. It only
reaches Main Street and
you have to walk a lot.”
-Spanish-speaking Community
Meeting

"Carbondale has a lack of
sidewalks, poorly designed
sidewalks, and a lack of
proper crosswalks.”

-CAFCI

What future uses would you like to see in
Downtown Morth?

22% 20% 209

Meighborhood MixedUse CivicUse

Park

| Figure 20: Downtown North future uses |

How do you feel about residential
growth in Carbondale?

W a
A

| Figure 21: Residential growth survey results

How do you feel about commercial
growth in Carbondale?

| Figure 22: Commercial growth survey results |

My most important goal for
Carbondale’s transportation system is:

Equity Sustainability

Safety Choice of travel mode

| Figure 23: Transportation system priorities |



Top Priorities from the
Survey:

1. More locally-attainable housing for
Carbondale's workforce

2. Preserve Carbondale's small-town,
funky character

3. Recent growth is overwhelming
- desire to grow slowly and
intentionally

4. Traffic congestion needs to be
addressed

5. Focus on sustainability and
Climate Action Plan

6. Protect natural resources and
preserve open space

iwican] FQFFIC CONLIO |mesm.

nprove Farking

Sustainable/green Development:.::.
Preserve Small Town Character.....

More Aff ordable Housing

sonal Homeownership Retain Eclectic Character
Uns ure | Protect Nature
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| Figure 24: Overall Comp Plan priorities from survey results |
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August Community Meetings

Spanish-speaking Community Meeting

The Carbondale community held the Town's first-
ever comprehensive plan open house entirely in
Spanish to capture the thoughts, dreams and visions
of the often missed cohort of Spanish-speaking
residents, workers and visitors. Prior challenges

to this engagement format included the language
gap and a missing communication link between
the Town and Latino community. Representatives
from Valley Settlement did personal outreach to
invite community members to participate by door-
knocking, going to parks and doing outreach in
restaurants. An estimated 30 participants attended
the meeting.

The meeting's format included a brief presentation
about what the Comprehensive Plan is and why it's
important that people get involved. The attendees
visited several stations with information on growth
and housing, mobility, and Downtown/Downtown
North. Participants then broke into small groups
where trained Spanish-speaking facilitators led
discussions on key issues specific to the Latino
community. At the end, the facilitators presented top
themes to the larger group.

Community Meeting in English

A similar meeting in English was conducted in the
same format as the Spanish-speaking open house
with an estimated 68 participants.

Discussion highlights from both meetings can
be found in the Existing Conditions Memo in the
Appendix.

| Community Meetings in
Spanish and English |



Downtown | Downtown North
Designh Charrettes

Design charrettes, or small think tanks organized to
explore the physical environment by putting pen-to-
paper with various stakeholders, became a valuable
engagement tool for these two critical areas. The
Town, with partners at the Third Street Center,
hosted two charrettes which were well-attended
with about 20 people each (broken up into two tables
of ten). Welcomed participants included landowners,
developers, architects, planners, elected/appointed
officials, Town staff, and members of the general
public.

The Existing Conditions Memo in the Appendix
highlights charrette outcomes.

Boards and Commissions Engaged

Additional meetings were held with advisory boards,
committees, and other advocacy groups to include
their vision and goals into the Plan Update process
including:

Environmental Board (E-Board)
Clean Energy Economy for the Region (CLEER)

Carbondale Age Friendly Community Initiative
(CAFCI)

Board of Trustees
Bike + Pedestrian Commission

Historic Preservation Commission (HPC)
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Virtual Public Meetings

When Draft Plan Recommendations were ready for
public review, two Virtual Public Meetings were held
to get input.

Virtual Public Meeting in Spanish

Despite the employment of various outreach
strategies, the Spanish meeting was not attended by
any Spanish-speaking members of the general public.
Outreach strategies included: advertisements on La
Nueva Mix, advertisements in the Spanish Sopris Sun,
flyers posted around town, emails to contact lists of
Spanish-speaking community members, and press
releases in the paper. The main difference between
the in-person Spanish-speaking Community Meeting
in August, which was better attended, and the

Virtual Public Meeting in Spanish was the availability
of members of the Spanish-speaking community

to personally invite individuals. The community
leaders we employed to do outreach for the meeting
in August were unavailable to help get the word

out for the virtual meeting and other community
organizations that focus on Spanish outreach were
extremely busy and could not take on the task.

Virtual Public Meeting in English

The virtual meeting in English was held the following
night and included the same content as the
presentation and discussion from the meeting in
Spanish. The agenda included a brief presentation on
the draft recommendations for the three geographic
focus areas (Downtown, Downtown North and
Residential Focus Areas) followed by a poll and open
discussion. The purpose of the poll was to gauge
community support for the draft recommendations.
Generally, meeting participants supported the

draft recommendations for Downtown, Downtown
North, Residential Focus Areas, Aging in Community,
Climate Action Plan, Multi-modal Mobility, Housing +
Jobs and Social Equity.

| Virtual Public Meeting in English |

Discussion highlights from the
Virtual Public Meetings include:

Continue to push climate
and housing efforts, while
remaining selective on
resource allocation

Keeping Carbondale's
character is paramount

Pursue new strategies to
supply affordable housing
(rather than relying solely
on inclusionary zoning)

Highway 133 has lost the
"feel" of a small town

Consider redevelopment
sites for affordable
housing




Draft Recommendations Poll

The same poll that was conducted at the Virtual
Public Meetings was made available online for those
who could not attend the meeting. The following are
the results from the meeting and online polls:

Downtown Recommendations:

15%

Downtown North Recommendations:

21%
do not

Residential Focus Area Recommendations:

17%
do not

Aging in Community Recommendations:

8%
do not
support

Climate Action Plan Recommendations:

13%

Mobhility + Access Recommendations:

10%

Housing + Jobs Recommendations:

13%

Draft Plan Survey + Reading Rooms

A survey that solicited feedback on the draft plan
was available online and in booklet form at various
Reading Rooms around Town from January 20th
through February 25th. Below is a summary of the
survey results:

Vision
The majority of survey respondents (649%)
support the updated Vision Statements, 149%

did not support it, and 149% thought it could be
improved.

Goals + Guiding Principles

In general, survey respondents supported

the Goals and Guiding Principles, with Good
Governance and Community Character getting
the most support, and Housing getting the
least support (see Figure 25).

Percentage of Support for Geals + Guiding Principles:

95% 91% 859 8O"
Good Community Financial Uniwversal
Governance Character Salvency Access
73% 3% T1% S56%
nclusivity Economic Sustamable Housing
+ Equity Growth Development

| Figure 25: Support for Goals + Guiding Principles in the
Draft Plan |
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Percentage of Support for Future Land Use Map Classifications:

89% 02% 59% 49%

Residential
High Density

Residential Opportunity
Medium Density Area

Downtown

| Figure 26: Support for Future Land Use Map Classifications in the Draft Plan |

Future Land Use Map

Regarding the location of designations shown
on the Future Land Use Map, survey responders
were split on whether they reflect the
community's vision for the future of growth

in Carbondale - 62% believed that yes, they do
reflect the community's vision, 24% believed

Implementation Strategy

In general, survey respondents believed the
Implementation Strategies and Action Steps
will help Carbondale achieve its Vision. Good
Governance and Financial Solvency got the
most support, and Housing got the least
support (see Figure 27).

that they do not, 15% did not know.

In general, survey respondents supported
the definitions of the Future Land Use
classifications, with Downtown getting the
most support and Residential High Density
getting the least support (see Figure 26).

Percentage of Agreement/Disagreement for the
Implementation Strategies Helping Carbondale Achieve its Vision:

67% 55% 59% 53%
4% 18% 1% 21%
Good Community Financial Universal
Governance Character Solvency Access
58% 53% 54% 46%
16% 19% 20% 22%
Inclusivity Economic Sustainable Housing

+ Equity Growth Development

| Figure 27: Support for Implementation Strategies in the Draft Plan |



7.3 | Existing Conditions Memo

The following Memo was originally submitted as a
progress draft to the Town and Steering Committee
on September 9, 2021. It was updated for this
document to include more detailed information on
the community engagement process, and includes a
Publicity Log presentation created for the Town by PR
Studio.
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Cushing
Terrell.

MEMORANDUM
Date: September 4, 2021
To: Town of Carbondale
From: Cushing Terrell
RE: Existing Conditions Memorandum — Comprehensive Plan Update

Purpose: The memorandum serves as the report on existing conditions as Task 9 of the Carbondale
Comprehensive Plan Update. This Memorandum provides background, data, trends, projections and key
observations and findings. The Memorandum provides a basis for key recommendations forthcoming in
the next phase of the Comprehensive Plan update process.

Existing Conditions

Growth and Economic Profile

This chapter informs Carbondale’s comprehensive planning efforts by laying out reasonable growth
projections for future population and housing units, under two different growth assumptions, in addition to
providing evidence-based context for Carbondale’s evolving role in the Roaring Fork Valley regional
economy.

Growth Forecasting

To arrive at reasonable projections for Carbondale residential growth, the team looked at 30 years of
historical population and housing units, drawing a distinctions between alternate fundamental assumptions
about the shape of municipal growth trajectories — from simple straight-line trends to exponential (annual
percentage growth) curves and a special focus on the idea of growth that may be ultimately limited by some
natural carrying capacity factors (water, land availability, infrastructure, town self-determination).

After some analysis of past trends zoomed into varying levels (city, county, region) we present two alternate
growth scenarios for Carbondale. One scenario relies on official State demographer projections for Garfield
County, and assumes that Carbondale’s share of growth will continue to hold constant. The resulting shape
for that scenario swoops upwards like an exponential/percentage-based curve, then flattens to resemble an
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upward-sloping straight line. The other scenario uses a model designed to assume that Carbondale “wants”
to grow exponentially but will taper off as it approaches some future carrying capacity.

Over the relatively short 10-year horizon of this plan update, both models arrive at roughly similar growth
figures — adding around 1,100 to Carbondale’s population. Over the next decade, the two models diverge,
with the share-of-county method adding approximately 1,600 but the carrying capacity method adding just
800.

Knowing that resident population is the largest, but not only, driver of local housing unit demand, we again
look at past trends to translate that resident growth forecast into likely need for new housing units. Over the
next decade we conclude that Carbondale will need to accommodate demand for between 400 and 450 new
housing units — a number well within the range of what can be met through infill development (especially in
the Downtown and North Downtown areas). Beyond year ten, demand for residential land will become
gradually more problematic, necessitating some tough community decisions on annexation policy.

Economic Profile
The economic context for that Carbondale must plan for is made up of a variety of different factors, calling
for a variety of different data topics and sources, as profiled over the following pages.

The two most critical themes emerging from that analysis are:

Carbondale is evolving away from its historical role as a bedroom community dedicated to serving affluent
up-valley resort areas. That is still an important part of the local economy, but analysis of commuting
patterns, employment mix, and other trends points to a town that is gradually transforming into a more self-
sufficient, mature, complete community.

Housing affordability has entered true crisis mode: a trend that is becoming widespread across the West but
that is taking on exaggerated form in desirable scenic areas like Carbondale with limited land and
infrastructure to take on unlimited housing growth. This growing phenomenon is being felt most in its effect
on employers’ ability to hire and retail workers — especially at lower wage levels, but increasingly for mid-
level skilled occupations. Workers simply cannot afford to live within reasonable commuting distance from
Carbondale and many other mountain communities.

The good news is that the Town is proactively already taking important steps to address affordability
through inclusionary zoning requirements, deed restrictions, and an ambitious approach to mixed-use infill
redevelopment. No place has “solved” the housing affordability problem, but these and other tools --like
community land trusts (a condominium-like mechanism for holding down for-sale housing costs) and
greater facilitation for development of accessory dwelling units (ADUs) could be considered moving forward.

Carbondale is currently experiencing a nearly unprecedented surge in residential development, as witnessed
by a very full and diverse pipeline of housing projects, either under construction or awaiting approval. The
town is not alone in that regard. Much of the nation (again, especially in desirable communities across the
Mountain West) is experiencing a “perfect storm” for both single-family and multifamily development —
driven in part by a post-Covid surge in deferred demand and a general need to satisfy a range of housing
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demands of the large Millennial age cohort, who have now largely all formed new households and entered
the market for some form of housing.

Housing Development Snapshot
Residential Pipeline Activity

Location Units Description Status

1201 Main Mixed Use 27 Rental apartments as part of vertical Under construction
mixed-use project with ground floor
commercial

Main Street Marketplace 115 Rental units in mixed-use development Under construction
adjacent to new City Market, west of 133

Sopris Lodge Assisted 78 Continuity-of-Care facility with units for Under construction

Living partially independent living, assisted living,
and memory care

Red Hill Lofts 30 2-story rental apartments targeted as 30- Under construction

80% AMI affordable under multiple LIHTC
and HUD programs. All but two are studios.
Thompson Park Parcel 2 27 Phased townhome development that may ~ Under construction
eventually include 40 units with 10
reserved as affordable.
Carbondale Center Place 76 Rental units in mixed-use infill Under construction
redevelopment of Sopris Shopping Center;
project also includes 10,000 s.f. of retail
and 68,000 s.f. self-storage facility.
156 N. 12t St. 7 Infill townhome development in Under review

Townhome Project Commercial/Transitional zone

Thompson Park Parcels3 13 Remaining phases of Thompson Park Parcel ~Under construction
&4 project already under construction;

townhomes
1629 Dolores Way 9 Under review

Figure A1: Currently active pipeline: New housing units (under construction or proposed) in Carbondale.

Takeaways:

e 199 units underway (plus another 78 Assisted Living units at Sopris Lodge).

e 105 additional units proposed for 382 Total Units.

e Mostly “missing middle housing” units and affordable units.

e Activity alone could accommodate 3/4 of likely demand over the next decade.

e At this pace, this trend likely not to be maintained annually.

e Generally, 20% of residential units (rental and for sale) are deed restricted as affordable housing
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Short-Term Rentals

Short-term rentals, typically listed on popular sites AirBNB and VRBO, are of growing concern among
neighbors who see these units as potentially degrading community character and contributing to unsafe or
unregulated rentals and crime. Others in the community see short-term rentals as an opportunity as another
source of income.

Scans of VRBO and AirBNB rental listings shows the number of short-term rentals is down dramatically from
two years ago. As of this report, about a dozen are listed within town boundaries. Although overall STR
listings are a relatively small overall percentage of the housing stock according to available short-term rental
analytics websites, anecdotes from community members indicate middle-income residents are continually
getting displaced by property owners hoping to increase secondary incomes by renting short term.
Displaced residents are burdened by the lack of available rentals created by this effect and either are
continually moving throughout a 6- to 24-month period or must completely leave the community
altogether.

e 61 rentals available on Airbnb, and 35 rentals available on VRBO on August 10, 2021, totaling 96

short term rental properties in Carbondale.

Key Takeaways and Next Steps

e Recent growth has been the result of several years of planning and development and has occurred at
a faster rate to accommodate the exacerbated by the growing housing shortage created as more
location-neutral employees became able to work out of homes in Carbondale.

e About 75% of future growth in population and housing over the next 10 years is absorbed by
existing projects in the pipeline.

e Future projected growth can be accommodated within the current Town limits (considering available
vacant land area and increased density in select areas Downtown, Downtown North, High Density
Residential Areas).

¢ Need for housing diversity has been reinforced by community members throughout the planning
process.

e Housing/jobs balance is important if the Town wishes to advance a long-term fiscally sustainable
approach over the next 10-20 years.
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Land Use and Community Character

Character, Land Use and Zoning

Carbondale’s built form and character is a result of a traditional plan that the community has preserved
through the land use framework. The Town’s compact and intact townsite plan has been conducive to
walkability and smart growth. Land use patterns reflect the Town'’s historical role as a mid-valley hub for
commerce and housing with clearly defined neighborhoods and business districts, which have adapted to
accommodate the automobile over time. In recent decades, Carbondale’s role as a bedroom community to
Aspen and other job centers has driven single family housing development in areas further from the core.
This trend has shifted back toward denser infill development with recent plans and development code
updates catering to infill to avoid additional suburban sprawl into Garfield County open space.

Commercial and Industrial: The Historic Commercial Core (HCC) area and zone district is home to a

traditional, pedestrian-scaled Main Street with restaurants and storefronts, some of which date to the 19"
Century. Located off the major highways has spared Main Street the effects of incoming national franchises
and larger projects and has kept the scale of parcels and buildings to a comfortable, walkable size. However
the majority of new commercial developed on Highway 133 in auto-centric suburban retail centers
(exceptions include Carbondale Center Place, Lot 1, and Carbondale Marketplace). Vacant parcels in the HCC
zone are reminders of contemporary struggles for small downtowns to remain vibrant in the era of online
shopping and stay-at-home convenience. While many forces contribute to vacancies, Main Street
Carbondale fares better than many other community downtowns of comparable size.

Pockets of light industrial and manufacturing uses accommodate Carbondale’s strong and growing arts and
creative character. In these hubs are makerspaces, live-work structures, and light manufacturing shops,
bolstering Carbondale’s creative industry and locally serving manufacturing businesses that diversifying the
Town'’s employment base.

Neighborhoods: Carbondale’s small-town charm comes from its funky and diverse neighborhoods. The Old

Town residential neighborhood just south of the historic Main Street helps define Carbondale’s residential
character, with a high concentration of stately older homes. Single family land uses developed from the
midcentury until recent years as Carbondale suburbanized to supply demand during growth periods. These
neighborhoods exist further from the core both north of the Rio Grande Trail and across Highway 133.
Recent trends have seen this pattern reverse, with the community and market favoring smaller housing
projects at higher densities. Efforts to increase housing supply included a Unified Development Code update
in 2016 which identified locations for the Residential/High Density Zone, which is a focus area of this update.

Civic Uses, Parks and Open Space: The Town's civic uses, schools, public gathering spaces and recreational

hubs are interspersed between neighborhoods and businesses areas complementing the community’s
walkability. Despite some connectivity and pedestrian safety concerns created from Highway 133 crossings,
the Town'’s six schools and the community hub of the Third Street Center — all adjacent to parks or recreation
facilities — are within a half mile of the historic core. The UDC's open space requirement ensures that a
percentage of every new development will accommodate open space needs. Additionally, neighborhood
parks and ball fields or town-owned open space offer a network green spaces connected by trails and
sidewalks.
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Vacant Land: Generally, there is little vacant land in town, however key parcels in the HCC zone district
account for almost four acres of developable land. Approximately 140-145 parcels in the River Valley Ranch
subdivision are platted and vacant and continue to be built out.

Physical Constraints to Growth: The Town's existing land use framework includes policies for growth that
employ an urban growth boundary and areas of annexation map that promote dense, urban development
rather than continued expansion of the Town'’s boundary and infrastructure. Excluding unincorporated
Satank, the Mountain Valley Mobile Home Park and Rock Creek Subdivision, surrounding lands in Garfield
County are zoned Rural and are generally occupied by a few large ranch landholdings used for farming or
ranching. Some lands are held in agricultural uses by conservation areas further limiting suburban expansion
of the Town. With community support groups like the Aspen Valley Land Trust continually purchase open
and working lands, including the recent acquisition of the 141-acre Coffman Ranch just east of town.

Historic Preservation

Carbondale’s many historic areas contribute to town character, both by aesthetic appeal of traditional
materials, styles, and forms but also by reinforcing a traditional street grid with easily navigable and compact
blocks. Although new development in the HCC zone must comply with design standards that produce
buildings with historic architecture and scale, there are barriers in the standards that may be contributing to
non-constructible projects and economic decline of the downtown. Other older neighborhoods do not have
standards and are also at risk of having incompatible new projects. Specific areas include the Old Town and
Downtown/Old Town Peripheral neighborhood future land uses, and the Residential/High Density zone
districts.

Population and Growth Trends

e Carbondale has experienced an average annual population increase of 0.8%. According to the US
Census, Carbondale has added 490 new residents, a 7.6% increase since 2010.

e Utilizing U.S. Census data from 2010 through today, an exponential smoothing forecast estimates
that Carbondale’s population will increase by 12.5% by 2035, reaching 7,888 people based on historic
growth trends.

e Pending unforeseen circumstances, Carbondale will add between 700 and 1,280 new residents
between 2021 and 2035 who will need adequate housing, services, goods, and recreational activities
to maintain the livability that attracts people to this community.

(Source: US Census 2019 ACS Estimates City and Town Population Totals: 2010-2019)
Demographic Snapshot
e An estimated 22.3% of the population of Carbondale is under 18, while only 12% is 65 and over,
leaving 65.7% of the population between 18 and 64. 51.1% of the population is between the ages of
30 to 64.
e 40.1% of the current population, approximately 2,722 residents, of Carbondale ethnically identifies as
“Hispanic or Latino”, which is an 11.3% increase over the last decade from 1,812 residents in 2010.
e 81.4% of the 1,559 foreign-born residents of Carbondale are not official US Citizens while 18.6% are
naturalized US Citizens.
e 35.2% of Carbondale’s population over five years old speaks both English and Spanish.

(Source: US Census 2019 ACS Estimates)
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Capacity for Growth

As stated in the Market and Economics section above the existing pipeline of housing units will likely absorb
most of the projected housing growth. However even if that projection is underestimated there is still
considerable available vacant or underutilized land in the Comp Plan update’s three geographic focus areas.

Downtown Focus Area

How does what's on-the-ground compare to what's envisioned?

Existing Uses and Activities

e Mix of retail and non-residential storefronts, civic buildings, offices, and urban housing.
e About 204 housing units on 21 acres (9.7 units/acre).
e Active streetscapes, street trees, sidewalks, and public art.

Figure A2: A variety of old and new mixed use with historic, pedestrian-scaled design elements.

Vision for Future Land Use (2013 Comp Plan)

e "Heart of the Community”.

e Preserve historic buildings.

e Allow variety in new buildings.
e Shared parking.

e Walkable form.

Although the outcomes of the design standards for downtown (e.g., design for pedestrian standards, active
ground floor non-residential uses) are desirable for most community members, HCC zone standards may be
preventing feasible projects. Almost four acres of developable land in a variety of parcel sizes are illustrated
in the map below.
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Figure A3: Vacant Downtown parcels.

Downtown North Focus Area

How does what's on-the-ground compare to what's envisioned?

Existing Uses and Activities

e Equipment storage.

e "Double-T" concrete buildings (~18-24').
¢ Modular/mobile equipment and trailers.
e 40 tenants, +- 200 employees.
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Figure A4: Light industrial uses, transportation-related businesses with storage yards sometimes screened by
fences and trees.

Vision for Future Land Use (2013 Comp Plan)

e 1) "May remain a light industrial center for decades to come, or”

e 2) "ldeal location for mixed use redevelopment complementary to downtown.”
o "Extend the downtown”
o "Pedestrian oriented”
o "Limited to three stories”

e Or acombination of 1 and 2.

Downtown North is a major employment center for the Roaring Fork Valley but is also in an opportunistic
location primed to supply new housing, jobs, or services. This area is idealized as an extension of downtown
and a new neighborhood with strong pedestrian connections to town-owned open space. With
redevelopment, Merrill and other avenues may provide better vehicle connectivity to Highway 133, relieving
Main Street from growing pressures.

Residential Focus Areas

How does what's on-the-ground compare to what's envisioned?

Existing Uses and Activities

e About 320 housing units on 40 acres (10.6 units/acre).

e Dense multifamily with a mix of housing types/price points.

e Mature neighborhoods, older housing, including single family.
e Partially complete sidewalk/accessibility network.
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Figure A5: Some areas zoned R/HD are not all fully built to allowable zoning and create opportunities for
transitional design standards to ensure compatibility between larger projects and smaller, older homes
(below).

Vision for Future (UDC)

e "to provide high-density neighborhoods comprised of a well-planned mix of single-family and multi-
family dwellings... to provide a high-quality living environment”.

e Keep existing apartments.

¢ Maintain housing unit and price mix.

e Allows 35’ buildings with 5" setbacks.

e Some commercial uses by CUP.

One intent of rezoning specific areas R/HD was to provide an outlet for supplying increased demand.
Development has occurred since 2016 but further development will require assembling small cottages and
old homes on older platted lots. Several R/HD districts are adjacent to low-density residential zones. Key
concerns with redevelopment include compatibility with historic scale, lack of appropriate design standards
and loss of eclectic and locally affordable housing. Revisions to the land use framework, including the Future



2022 Carbondale Comprehensive Plan

Land Use Plan, UDC or design standards would mitigate these outcomes while still meeting housing

demand.

Existing Housing Units in Focus Areas
M Downtown: 204 (9.7 units/ac)

B Downtown North: 4 (0.25 units/ac)
B Residential Focus Areas: 320 (12 units/ac)
| Total: 528

Figure A6: Existing Housing Units in Focus Areas

Focus Area Existing Units Potential Additional Unit Capacity
(low and high est)

Downtown 204 75 to 145

Downtown North 4 170 to 340

Residential Focus Areas 320 85 to 285

Total 528 330 to 770
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Key Takeaways and Next Steps

e Preservation has successfully protected the Town's community and architectural character, but
should additional growth occur beyond projections stronger measures, including incentives, may be
needed to continue preservation of walkability and scale between new and old developments.
Recommendations for the HCC zone should balance historic design while promoting economic
vitality.

e Based on projections, capacity exists for new growth that meets community vision, scale and
character (e.g., growing up and not out).

e To accomplish goals of ensuring appropriate scale, design, and compatibility UDC may require
revisions to code sections or design guidelines.

e Specifically, revisions should address transition areas and consider revised or added design guidance
to mitigate land use compatibility issues.

¢ Moving toward a more form-based code may help address scale and compatibility issues with new
development, including ADUs, in historic neighborhoods.

e Parking, impervious surface requirements and building height requirements were noted code areas
that create potential issues for development in the HCC zone. Those in the development community
posited having a 35’ building height requirement in combination with the required 14’ high ceiling
on the ground floor rather than a three-story requirement as an example, specifically hinder
development opportunities in the HCC zone.

Infrastructure and Utilities

Water System

The current water usage with the peak day demand utilizes 50% of the treated water produced by the water
treatment plants. Recently, upgrades were made to the plant to increase the capacity by 500,000 gallons or
17%. Water usage, from an independent source for irrigation, is estimated to be 70% with the irrigation
ditches which flowing throughout the town. The Water Department maintains about 28 miles of water
pipelines and two water storage tanks.

The Town has made efforts to improve water efficiency and minimize water usage, with the 2015 Municipal
Water Efficiency Plan outlining areas of need and ongoing water efficiency activities. These include meter-
reading installation, incentivizing higher-efficiency fixtures and revising landscape design standards to
include conservation-oriented designs, among many other activities.

Raw Water Ditch System

The Town irrigation ditch system, comprised of several open ditches, conveys water from the Crystal River to
supply the town with water for irrigation purposes. Use of the ditches is generally limited to gardening and
landscape irrigation and cannot be used for ornamental landscaping. The condition and capacity of the
current ditch system is fair to good. Water efficiency in the ditches is maintained by installing liners and
other leak prevention measures in sections prone to leaking. The ditches also play a part in recharging
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groundwater in some areas. The water in the ditches is taken from the river under water rights that have
been established for the ditches over time. The most senior water rights in the ditches were established prior
to the Colorado River Compact.

To the community, the ditch system means more than just a supply of water to the Town's fields and lawns.
As the ditches wind through the Town's older neighborhoods the visual appeal of flowing water, the sound
of water bubbling through a park, and the verdant green lawns are part of what defines the Carbondale
experience. The sights and sounds of the ditches — including scenes of children splashing in them on a hot
summer day — illustrate Carbondale’s unique character.

Waste Water and Storm Water Systems

The waste water treatment system is utilized at a rate of 65% of total capacity through the Town's waste
water treatment plant (WWTP). According to Colorado state law, once the WWTP reaches 80% capacity, the
Town of Carbondale must begin to start the design for a new WWTP. The system is all gravity flow and has
about 22 miles of pipelines.

The fee structure and increases were established in the Water and Wastewater Master Plan for the Town of
Carbondale, prepared by SGM, dated February 2016 and adopted in 2017. The base and usage fees for water
and sewer consumption are increased every year resulting in a budget for maintenance and monies
allocated for future construction.

Power

Holy Cross Energy (HCE) — a non-profit rural electric cooperative — is the main electricity provider to the
Carbondale area. With their new Seventy70Thirty initiative, HCE aims for a benchmark of 70% clean energy
by 2030 by both providing a higher percentage of renewable service to customers and by reducing
greenhouse gas (GHG) emissions. Xcel serves areas south of the Rio Grande Trail, and HCE serves areas north
of the Trail.

Broadband and Technology

Broadband internet service is locally available and local providers are looking to partner to install
community-wide broadband fiber infrastructure with the town’s cooperation in underserved residential
neighborhoods.

Key Takeaways and Next Steps

Utilities and infrastructure affect Carbondale’s capacity for growth by influencing where development occurs
and importantly, how many new housing units or square feet of commercial space the systems can serve.
With growing community concern over whether infrastructure systems are stretched too thin, the following
takeaways summarize illustrate areas of concern and opportunity:

¢ In general, water and waste water systems have capacity to service the residential and non-
residential growth rates experienced in recent years, but any large development will create a need to
revisit water and waste water master plans.
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e Broadband fiber internet will be expanded community- and Valley-wide and create economic
development opportunities as additional residential connections are made in underserved areas.

e The ditch system in Carbondale serves as an aesthetic, historic and unique role in delivering water to
lawns and gardens and while efficiency measures for the Crystal River water delivery system are
strengthened, the ditches should be celebrated and protected

Climate Action

The Carbondale community has historically taken a strong stance on climate action and environmental
responsibility, dating back several decades. The Carbondale Environmental Board was established as an
advisory board to the Trustees in 1998. In 2005, the Town joined the Cities for Climate Protection Campaign
in the which began a legacy of taking a progressive stance on emissions reductions strategies.

The community’s advancements in climate action are led by several community groups, committees and
partners including:

e Carbondale Environmental Board (EBOARD).
e Clean Energy Economy for the Region (CLEER).
e Crystal Valley Environmental Protection Association (CVEPA).

Existing Successes and Accomplished:

e 2013: Adopted International Green Commercial Construction Code.

e 2015: Water Efficiency Plan.

e 2015: Source Water Protection Plan.

e 2017: Updated Climate Action Plan: Set a goal of Net Zero Community for energy use by 2050

e 2018: Preparing for Drought - Vulnerability, Consequences & Adaptation Planning Scenarios
(VCAPS).

e 2018: Environmental Bill of Rights adopted.

e 2019: Released Net Zero for New Construction report and Code roadmap to reach net zero in new
constriction by 2030.

e 2019: Single Hauler Trash Program.

e 2020: Revised Residential Efficient Building Program (REBP): Increased energy efficiency and on-site
solar requirements.

e 2020: Solar Requirements Amendments (Municipal Code)

e 2021:Idling Policy

e Ongoing: International Green Construction Code (IgCC) — 2013

e Ongoing: Building and Energy Codes — adoption process IRC

Efforts In Progress:

2021: Adopting 2018 IGCC with amendments and revised renewable energy requirements for new
commercial buildings
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e 2021: Tracking progress on CAP action items and categorizing strategies as high/medium/low
priority.

e 2021: Researching potential to address energy use in existing buildings through code mechanisms.

e 2017 Carbondale Climate & Energy Action Plan.

Environmental Bill of Rights (EBOR, 2018)

The Town adopted by resolution a bill of rights for future leaders and community members that acts as an
overarching guide or filter through which all town policies and decisions are made. With the EBOR, the Town
recognized the intrinsic value of environmental stewardship while understanding a desire to maintain fiscal
responsibility. The EBOR states town residents and visitors shall have the right to:

Breathe clean air and enjoy clear vistas.

A clean, safe and plentiful drinking water supply provided from sustainable sources.

Protection and rehabilitation of riparian areas and healthy ecosystems which protect native wildlife.
Clear growth boundaries supporting density and preservation of surrounding open space.

Solid waste reduction and increased recycling efforts.

Sustainable car-alternative mobility options.

A healthy, fertile landscape managed holistically and safely.

® N VAW =

Views of the quintessential Western night sky without the interference of unnecessary artificial
lighting.

o

Noise levels appropriate to a bustling small community.
10. Sustainable usage of our unique natural resources, providing the use of only what you need and the
rest left for future generations.

This Comp Plan update shall consider the EBOR in the formation and revision of any Goals, Objectives or
other recommendations with the aim to maintain and demonstrate these rights in the build environment.

Climate Action Plan (2017)
The Town'’s 2017 Climate Action Plan is the main document outlining goals to seek carbon neutrality and to
imagine a community with a thriving economy in which:

e All buildings have net-zero emissions.

e All energy is powered by renewable sources.

¢ Most trips are made by walking, biking or public transit, and all the vehicles we use run on low-
carbon fuels.

e All waste is recycled or reused.

e An abundance of locally raised foods and products are available.

2018 VCAPS

The VCAPS report, subtitled “Preparing for Drought in Carbondale - Vulnerability, Consequences, and
Adaptation Planning Scenarios” established objectives to increase Carbondale’s resiliency in the face of
increasing drought conditions in the region. The process included:

e Facilitated discussions about building resilience towards weather and climate hazard and impacts.
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e Carbondale’s key concern for the workshop was drought.

e Systematically examined local climate concerns.

e Evaluated the experienced and anticipated impacts of climate hazards.

e Reviewed past, current, and planned efforts to mitigate climate risks.

¢ |dentified potential new solutions to address risks across town operations.

Other water efficiency efforts are underway to increase efficiency to meet the goals of the CAP and the
EBOR. Watershed efficiency projects include the Source Water Protection Plan for the Crystal River and
Weaver Ditch project which aims to conserve more water supply and decrease waste before usage. These
watershed projects are typically funded as joint efforts between Carbondale and neighboring counties and
communities.

A Shifting Framework

CLIMATE ACTION PLAN + SUSTAINABILITY

COMPARING FRAMEWORK FOR A SUSTAINABLE FUTURE

2013 FRAMEWORK PROPOSED FRAMEWORK
2021 COMP PLAN UPDATE
i ol £ resiuience
Community =t
CLIMATE
r—— PROTECTION
o~ N
sy

Town of Carbondale, CO Comp Flan Update

Figure A7: Potential revisions to the 2013 framework for Climate Action.
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Key Takeaways and Next Steps

e The 2013 Comp Plan recommendations for climate action were framed by Ecology and Renewable
Energy. Changing conditions and new trends, projections and practices for climate policy allows this
Comp Plan update to reconsider that updated framework.

¢ A new framework of Community Character, Resilience and Inclusivity + Equity, with an updated set of
Goals, Objectives and potential key recommendations or other strategies.

e The 2017 CAP provides ambitious goals, but input has been received that it does not provide
discrete benchmarks for achieving those goals.

e The Comp Plan update can reinforce the statements of the EBOR through a revised set of Goals,
Objectives and key recommendations or action-oriented projects.

Mobility

Previous Plan Review

There are number of recently completed planning efforts that address community feedback, recently
implemented projects, and recommendations for the multimodal transportation network in Carbondale. The
key takeaways of these plans are summarized in this section.

Comprehensive Plan (2013)

The Multi-Modal Mobility chapter of the 2013 Comprehensive Plan provides strategies for improving
multimodal access through the Town. This includes cross-sections, connections across Highway 133,
increased access to the Rio Grande Trail and the 3rd Street Center, and paths on both sides of Highway 133
(which have been implemented since 2013). Spatial recommendations are shown in Figure 1.
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Priority Multimodal Corridors, Future Connections and Highway Crossings
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Figure A8: Priority Mobility Corridors.
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Carbondale Bicycle and Pedestrian Corridors (2019)

In 2019, the Town of Carbondale identified the priority bicycle and pedestrian corridors shown in Figure A8.
Given the recency of the development of this map, the 2021 Comprehensive Plan will build on this effort. The
planning process will seek confirmation from the community on these corridors and carryover
recommendations into the Comprehensive Plan. The Comprehensive Plan will also apply the findings from
the 8th Street Corridor Study and further define specific treatments on key corridors.

As an outcome of the Bicycle and Pedestrian Corridors described previously, 8th Street was identified as the
highest priority corridor. 8th Street is an important corridor for all modes, as it provides a through north-
south connection and is the only road that parallels Highway 133, providing an alternative way to travel
north-south through town. The plan underwent two rounds of public outreach, recommendations by the
Carbondale Bike, Pedestrian, Trails Commission (BPTC), and a final approval by the Carbondale Trustees.

Existing Modal Networks

Carbondale has a comprehensive network for people walking, biking, taking transit and driving. This section
provides a high-level overview of the key facilities and gaps in each modal network.
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Figure A9: Bicycle and Pedestrian Network

Bicycle Network
The primary bicycle facility in Carbondale is the Rio Grande Trail. The Rio Grande Trail is a rail to trail that

runs the 42 miles between Glenwood Springs and Aspen, and crosses through Carbondale at the northern
end of Town as shown in Figure A9. The entire trail is separated from vehicle traffic, except at intersections.
The Roaring Fork Transportation Authority (RFTA) manages the greatest portion of the Rio Grande Trail.
Since RFTA owns most of the trail, recommendations on wayfinding and trail crossings that come out of the
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Comprehensive Plan need to be coordinated with RFTA. There are a number of other trails through Town
including along both sides of Highway 133 and Crystal Bridge Drive.

The 8th Street Corridor Study explored the opportunity of implementing an on-street bike lane. The
outcome of this effort determined that most right of way widths in the Town cannot accommodate an on-
street designated bike facility and retain travel lane widths and on-street parking. Narrowing travel lanes
below ten feet and removing on-street parking is not palatable in Carbondale. The recommended bike
facilities in the Town of Carbondale are therefore sharrows or sidepaths.

Pedestrian Network

There are a number of corridors, such as Euclid Avenue and Garfield Avenue, that are missing sidewalks on
one or both sides of the street. These streets generally accommodate on-street parking and do not have
curb and gutter. Feedback from the community is necessary to determine where pedestrian demand
warrants the tradeoffs necessary to implement sidewalks.

In addition to missing sidewalk gaps, pedestrian crossings are one of the primary challenges for people
walking. Crossing Highway 133 is the primary barrier, as controlled crossings are infrequent. For example, the
closest controlled pedestrian crossing south of the roundabout is .25 miles south at Sopris Avenue.

Transit Network

The VelociRFTA Bus Rapid Transit (BRT), the first rural BRT system in the nation, runs along Highway 82
between Glenwood Springs and Aspen. The BRT is highly successful, with almost 5.5 million riders in 2019.
The BRT has a station in Carbondale on Highway 133, north of Delores Way. The BRT runs every 12 minutes
in the peak hours and provides a transportation option that is time competitive with the private automobile.
Carbondale users can connect to/from the BRT station using the Carbondale Circulator. The circulator is a
free service, running every 15 minutes from 5 am to 9 pm. The circulator had approximately 105,000 riders in
2019. A regional bike share in the Roaring Fork Valley, including Carbondale, was being considered at the
time of publication.

Vehicle Network

Highway 133 is the primary access point for vehicles traveling to Carbondale regionally. The east side of
Highway 133 has a dense street grid, with high connectivity for all modes. The west side of Highway 133 has
a street network with a curvilinear loop pattern. This grid type increase travel distances and reduces
walkability and bikeability.

Anecdotally, the challenges related to driving in Carbondale include congestion approaching the roundabout
at Main Street and Highway 133, heavy vehicle traffic, and speeding. To address concerns about speeding,
the 8th Street Corridor Study explored potential traffic calming opportunities. Despite support shown in
surveying for speed humps, the 8th Street Study determined that speed humps are not appropriate in
Carbondale due to snow removal, heavy vehicle traffic, and noise. Curb extensions at intersections and
chicanes midblock are the most highly supported traffic calming treatments.
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Key Takeaways and Next Steps

In the next phase of the Comp Plan update the following concepts will be explored to determine
recommendations:

e As determined through the 8th Street Corridor Study, sharrows or sidepaths are the preferred bike
facility types. Through discussions with stakeholders there is still community support for sharrows
considering the alternatives and lack of space for on-street facilities. Sharrow-marked routes must be
well-thought out in future transportation planning.

e As determined through the 8th Street Corridor Study, curb extensions, chicanes, and raised
pedestrian crossings are the preferred traffic calming types. Although community support exists for
these, challenges loom for their installation as an optimal solution between property owners and the
Town is difficult to determine.

e Speeding is one of the most common transportation-related complaint. Corridors with the highest
real or perceived speeding issues should be identified in future transportation planning.

¢ Safety concerns: Conditions along Highway 133 may threaten pedestrian safety, as children
frequently cross Highway 133 after school. A safer crossings solution will be needed as more vehicles
use the road and as more families come to town. Additional outreach and planning should identify
trouble spots, and which locations may be the best opportunity for an enhanced crossing in the
future.

e Downtown North is an opportunity to envision streets without barriers of existing infrastructure.
Should the downtown expand north of the Rio Grande Trail, strong pedestrian connections to town-
owned open space and to established neighborhoods will be needed. Reinforcing Merrill Ave as a
commercial route and reconnecting it to Highway 133 via acquisition and redesign will also relieve
Main St traffic.

e This process will identify street cross-sections based on the context of the street. Definitive direction
on building sidewalks on one or both sides of streets, having attached or detached sidewalks,
keeping on-street parking, and adjusting travel lane widths will need to be considered in future
planning.

e Does the map of priority bicycle and pedestrian corridors shown in Figure A8 still resonate? Are there
any corridors missing or any identified corridors that are no longer appropriate as multimodal
connections?

e Key barriers to aging in community, from a transportation perspective, regard having accessible
routes to and from destinations for those using wheelchairs, strollers or other assisted mobility types.
Easy sidewalk access versus losing the rural town character is an ongoing trade-off of completing the
sidewalk network.

e Does the community feel like there is adequate public parking in Carbondale? If not, what hubs have
a higher parking demand than supply?

e Carbondale’s last mile problem must be addressed with big solutions, including studying the need
for expanded local transit service.
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Aging in Community

The Town of Carbondale has established the Carbondale Age Friendly Community Initiative (CAFCI) to
further programs that support equity, access, and services for people of all ages, abilities and mobility needs.
Data shows the number of people over 60 comprises 18% of the Town's population and their needs will
double in the next 10 years.

Key Observations: Housing
e Carbondale has more housing that accommodates elderly adults per capita than its neighboring
communities in Garfield County.
o 78 new Senior Housing Units (Sopris Lodge, North Downtown: continuity of care, partially
independent, assisted living, and memory care).
o Assisted Living: Heritage Park + Care Center
o Affordable Senior: Crystal Meadows (HUD, 62+, 30% AGI)

Mobility
e Paratranist (on-call) services are available but not widely used.
e Sidewalks and access are limited in some areas but CACFl-initiated audits can help complete the
gaps as part of a capital projects planning.

Summary of Community Engagement

The Community Engagement Plan (CEP) was the touchstone for gathering needed input to update the Comp
Plan. The CEP outlined the organizations engaged, stakeholder and advisory groups, and the number of
public meetings and workshops, as well as other input platforms including online and paper surveys.

Community Engagement Plan
Date(s) Event/Task Purpose Target Outreach Strategies
Audience(s)

Phase 1: Project and Engagement Kick-off

Jul 2 — Aug | Online survey Ask general questions General Press release, social
6 about public concerns, public media ads, email
recent successes and blasts, postcards with
vision for the future QR codes
Jul-Aug Stakeholder focus Group interviews with N/A N/A
group sessions representatives from

stakeholder organizations
to understand
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opportunities/constraints
in topic areas

Jul 2 First Fridays Kick-off Kick off the Comp Plan General Social media event +
Event Update — generate public ads, email blasts
awareness for the effort
and promote the web
page and online survey
Phase 2: Draft Comp Plan Update
Aug 16 Spanish-speaking Hold a community Latino Personal engagement
Community Meeting meeting in Spanish to community | — Latino community
hear from the Latino leaders went to
community their concerns predominantly
and vision for the future Spanish-speaking
neighborhoods to
personally invite
community members
Aug 17 Community Meeting Present initial analyses on | General Press release, social
growth, housing, mobility | public media ads,
and have small-group newspaper ads, email
conversations to gather blasts, flyers
input on Comp Plan focus
areas
Aug 17 Downtown/Downtown | Get key stakeholders in Downtown/ | Personal emails,
North Design the room to discuss Downtown website
Charrettes (2) potential future uses and | North

design of Downtown infill
and Downtown North

stakeholders
(landowner/
developer,
architects,
planners,
Town staff,
elected/
appointed
officials)

Phase 3: Final Plan Revision and Adoption
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Oct 19 Spanish-speaking Present draft plan items Latino Personal engagement
Virtual Open House for public comment, get community | (same strategies as
input on prioritization of Aug 16" event)
projects
Oct 27 English Virtual Open Present draft plan items General Press release, social
House for public comment, get public media ads,
input on prioritization of newspaper ads, email
projects blasts, flyers
Oct 28 Spanish Virtual Open | Present draft plan items LatinX Press release, social
House for public comment, get community | media ads,
input on prioritization of newspaper ads, email
projects blasts, flyers
Nov 3 - Draft Get feedback on the Draft | General Press release, email
Nov 28 Recommendations Recommendations public blasts, newspaper
Poll presented at the Virtual ads, social media post
Public Meetings
Jan 20 - Draft Plan Survey Get feedback on the Draft | General Press release, email
Feb 25 Future Land Use Map and | public blasts, social media
Implementation Plan posts
Jan 24 - Draft Plan Reading Give the community an General Press release, email
Feb 25 Rooms opportunity to read paper | public blasts, social media
copies of the draft plan in posts
English and Spanish at 10
locations in Town and
take a paper survey
March 30, | Final Open House Get final feedback on the | General Press release, email
2022 draft plan and give the public blasts, newspaper
community an ads, radio ads, social
opportunity to speak to media posts
the Project Steering
Committee members

Project Steering Committee (PSC)

The Town of Carbondale Planning and Zoning Commission acts as the Project Steering Committee to offer
guidance throughout the Comprehensive Plan Update process. There have been three PSC meetings at
which the project team has presented findings on the following topics:
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e Comp Plan Vision + Goals, Community Engagement Plan.
e Economics, demographics, population projections, Downtown and Downtown North.
e Aging in Place, Climate Action Plan, Mobility.

Three more PSC meetings are scheduled to discuss:

e Key recommendations.
e Implementation strategies.
e Comprehensive Plan Update draft.

Other Boards and Commissions Engaged

Additional meetings were scheduled with advisory boards, committees and other interest groups to include
their vision and goals into the Comp Plan update process including:

e EBOARD: June 28, 2021.

e CLEER: Engaged in multiple touch points in assisting with evaluating the CAP.
o CAFCI: August 17, 2021.

e Board of Trustees: August 24, 2021.

e Bike and Ped Commission: August 30, 2021.

e Historic Commission: September 2, 2021.

Web Page

The Town contracted PR Studio to enhance overall communications between the Town and community
members, and they worked with staff to create an engagement website for all Town communications called
Carbondale Kaleidoscope (https://carbondalekaleidoscope.org/). The Comprehensive Plan Update (called

Chart Carbondale) was used as a kick-off project for the larger engagement site, which launched on July 2",
2021 (https://carbondalekaleidoscope.org/chart-carbondale). The web page hosts information about the

project and offers several ways to engage including map pinning, an ideas forum, and a survey. The page
can be translated into Spanish so that Latino community members can participate online.

Stakeholder Focus Group Sessions

Six stakeholder focus group sessions were held to do a deep-dive on topics that were identified as important
to focus on in the Comp Plan update. Town staff identified organizations, businesses, and individuals that
had knowledge and experience around the topic areas to be invited. The Town also identified someone from
the Latino community to participate in each session.

A list of approximately 89 people was developed. It included representatives from the following entities:

e RFTA

e CAFCI

e Senior Matters

e RE-1 School District
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e Valley Settlement

e La Clinica del Pueblo

e Carbondale Arts

e KDNK

e Clay Center

e Stepping Stones

e Family Resource Center

e Andy Zanca Youth Empowerment Program
¢ Youth Entity

e Voices
o Artists
e CLEER
e AVLT

e Roaring Fork Soccer Club

e Wilderness Workshop

e Downtown Property and Business Owners

e Downtown North Property and Business Owners

1. Affordable housing — representatives from affordable housing providers and developers (Philip
Jeffreys), real estate professionals (Cindy Sadlowski, Brian Leasure) and non-profit community
organizations (Sydney Schalit). Key discussion topics included:

a. Biggest challenges:

i. Residents in deed-restricted units can get “trapped”, where they can't afford market-
rate homes so they have to stay put which keeps those starter homes off the market
for others.

ii. Supplying housing for undocumented community members who are not eligible for
public housing assistance, which leaves a third of the community unsupported, who
often become victims to predatory housing situations.

iii. The conversion of long-term rental properties into short-term vacation rentals
(AirBnB, VRBO). Countless stories of Carbondale’s workforce getting kicked out of
rental homes because the short-term rental market is more profitable.

iv. More senior housing is needed for the Town's aging population.

b. Recent successes:

i. Since 1997, Carbondale’s inclusionary housing ordinance has required any new
development with more than 4 units to provide deed-restricted units, which has
helped with supply.

c. Potential opportunities:

i. Move away from single-family zoning.

ii. Initiate a tax on short-term rentals and second homes (vacancy tax) that goes into a
fund for the construction affordable housing.

iii. The Town waives fees and reduces parking requirements for affordable housing
developments.
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Local businesses and economy — local business owners Downtown and on Highway 133 (Riley
Soderquist, Federico Pena), the Carbondale Chamber of Commerce (Andrea Stewart), representatives
from Downtown North landowners/developers (Bob Schultz), Carbondale developers (Jack Schrager)
representatives from Leland Consultants (Ted Kamp). Key discussion topics included:
d. Biggest challenges:
i. Attraction and retention of employees due to the high cost of housing, availability of
childcare and public transportation.

ii. Businesses must cut hours due to staffing shortages.

iii. Lack of parking downtown and enforcement of 2-hour parking.

iv. HCC Zone District acts as a barrier to redevelopment Downtown. First-floor
commercial/retail requirements, parking requirements and inclusionary zoning make
development in HCC challenging.

e. Businesses that are missing in Carbondale:
i. New apparel and sporting apparel retail.

ii. A destination hotel near downtown — current hotels cater to transient workers, not as
much for tourists staying in town.

f.  Potential opportunities:
i. Maintain the sense of place in Downtown Carbondale — avoid separate hub areas
along 133, Downtown, Downtown North.

ii. Live/work developments to provide makers spaces and housing.

iii. Dormitory-style housing for younger workforce (shared living spaces with private
bedrooms).

Access, mobility and aging in community — representatives from the Bike + Pedestrian Commission
(Matthew Gworek), RFTA (David Johnson), CAFCI (Niki Delson), Senior Matters (Sue Zislis), and Safe
Routes to Schools (Jeff Gatlin) and representatives from Fehr and Peers (Carly Sieff). Key discussion
topics included:
a. Biggest challenges:
i. Barriers to walking include lack of sidewalks, poorly designed sidewalks, lack of
proper crosswalks, signage and seating areas.

ii. Highway 133 crossings are dangerous for pedestrians of all ages.

iii. Homeowners do not take responsibility of maintaining the sidewalks in front of their
homes (removal of snow, encroaching landscaping, encroaching on Town'’s right-of-
way).

iv. Lack of a comprehensive Transportation Plan with recommendations on projects and
steps to achieve mobility goals.

v. Lack of bicycle education for both bicyclists and drivers.

vi. Lack of funding for mobility infrastructure.

vii. First and last mile connections — the Carbondale Circulator is good for regional trips
but lacks connections in-town.
b. Potential opportunities:
i. Expand transit routes to connect to schools and City Market — would require
significant investment from the Town.
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Sustainability, agriculture and recreation — representatives from CLEER (Maisa Metcalf, Stefan
Johnson), Biospace, Full Circle Construction (Amanda Poindexter), Aspen Valley Land Trust (Suzanne
Stephens), Confluence Architecture (Angela Loughry), Sustainable Settings, Rock Creative (Kade
Gianinetti), Cushing Terrell Sustainability (Ashleigh Powel). Key discussion topics included:

a. Biggest challenges:

i.
ii.
iii.
iv.
V.

Vi.
Vii.

viii.

iX.

Retrofitting existing buildings for energy efficiency and creating incentives.
Promoting infill development and preventing sprawl.

Ensuring equitable access to recreation opportunities.

Ensuring adequate infrastructure for electric vehicles in all new developments.
Parking requirements in some zone districts that make affordable housing
development infeasible.

Lack of staff to enforce sustainability development regulations.

Supporting local farmers as the industry transitions from large ranching operations to
small-scale farming initiatives.

Balancing sustainability development regulations with the need for affordable
housing.

Daycare is not currently allowed in any zone districts without extensive review

b. Potential opportunities:

Vi.

Vii.

The Town leads by example by electrifying their fleet.

Reduce parking requirements in downtown zone districts to discourage driving and
allow for more affordable housing development.

Hire a staff member that is responsible for enforcing sustainability development
regulations.

Create a vertically-integrated local food distribution operation and medium-sized
animal processing facility to support local farming/ranching initiatives.
Limit/regulate short-term rentals and second homes.

Create a mixed-use industrial park (consider Downtown North) to create jobs and
housing so that people can live and work in Carbondale.

Include a daycare facility as part of the redevelopment of Downtown North.

Arts, culture and community services — representatives from Carbondale Arts (Amy Kimberly), Clay
Center (Angela Bruno), youth programs (Kirsten McDaniel), and public service providers (Maria
Alvarez). Key discussion topics included:

a. Biggest challenges:

The cost and availability of housing for the creative community. Artists are moving
away because they can no longer afford to live in Carbondale.

Lack of small “makers spaces” or light industrial spaces for lease for artists.
Community disagreement over the closure of a block of Main Street.

b. Recent successes:

New developments have willingly included public art and involved the Creative
District.

c. Potential opportunities:

The Latino community would love a park and garden with trees, seating and vendor

spaces to sell food and goods.
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Live/work spaces would greatly benefit the arts community — particularly smaller
spaces and units.

A hotel in Downtown Carbondale would provide more jobs for the Latino community
that wouldn't require driving to Aspen.

Consider ranching/agriculture as part of the arts/culture/creative district.

A dedicated event space downtown that can be rented for creative events.

Vendor space at the RFTA park-n-ride for food/beverage vendors.

Development, infrastructure, Downtown and Downtown North — representatives from Sopris Lodge,
Carbondale Center Place (Riley Soderquist), Sopris Engineering, Poss Architecture, Fields
Development Group (Gavin Brooke), BLDG Seed Architects (Ramsey Fulton), DHM (Laura Kirk),
Downtown North property owners, the Dinkel House (James Ibbotson), other local
developers/planners (Bob Schultz, Jack Schrager), and representatives from Leland consultants (Ted
Kamp). Key discussion topics included:

a. Biggest challenges:

i.

ii.
iii.
iv.
V.
Vi.
Vii.
viii.

Carbondale being developed solely for profit by outside interests.

Zoning in Downtown is producing overpriced residential development.
Understanding how much more commercial development Carbondale can support.
Parking requirements Downtown are hindering affordable housing development.
Creating a balance of residential and commercial space throughout Carbondale.
Recent development on Highway 133 doesn't fit the character of Carbondale.

Lack of a dedicated revenue source for affordable housing.

Proliferation of Planned Unit Developments (PUDs) that are difficult to amend.

b. Potential opportunities:

Survey Results

Downtown North becomes a net zero village since it's within Holy Cross’ territory
(moving to all renewables by 2030).

Downtown North redevelops with a variety of housing types (rental, for-sale,
townhomes, apartments, small-lot single family).

Review Town regulations (particularly HCC Zone District) to assess where changes
could be made to incentivize affordable housing and redevelopment Downtown.
Identify dedicated revenue sources to subsidize affordable housing and provide
public parking downtown.

Explore aesthetic design guidelines for Downtown.

The survey was available online and at Town Hall on paper from July 2" to August 6, 2021. We received

483 responses online and 41 paper surveys, totaling 524 responses.

Demographics

There was good representation from various neighborhoods in Carbondale, 22% live in River Valley
Ranch, 16% live in Old Town, 15% live in Downtown, 15% live in Garfield County (outside of Town
boundaries) and 10% live in Crystal Village, among others.

Survey responders generally reflected Carbondale’s aging population, with 33% over the age of 65,
20% between 55 and 64, 17% between 45 and 54, and 17% between 35 and 44.
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When asked what their relationship to Carbondale is, 36% of survey responders live there full-time,
23% shop/eat/drink there, 22% recreate in the area, and 10% work full-time in Carbondale.

Community/character

Survey responders recognize that there is a lot to love about Carbondale. When asked what's the
best, 26% answered the community/people, 26% said the quality of life, 20% responded outdoor
recreation, and 20% answered local character/culture/identity.

When asked how they would describe the identity of Carbondale, responders had diverse answers
(see Figure A10 word cloud). Words and phrases like “small town”, “communal”, “friendly”,
“mountain”, “funky” were common.
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Figure A10: Carbondale Identity Word Cloud

Survey responders were most concerned about how rapid growth/development (19%), housing
affordability (15%), population growth (9%), gentrification (8%), high cost of living (8%) and too
much traffic (7%) are threatening their quality of life.

95% of responders stated that they consider Carbondale their long-term home, and those that did
not cited such reasons as the cost of housing/living and too much change (growth, loss of character).
When asked if they believed having a historic downtown was an economic boost for Carbondale,
85% of responders said yes, while 4% said no and 11% didn't know. Similarly, 84% of responders
stated they would like to see incentives to preserve historically significant buildings, while 6% said
they would not like to see incentives and 11% didn’t know.

Land Use, Growth + Housing

The majority (54%) of survey responders felt that there has been too much residential growth in
Carbondale, while 37% felt that residential growth has been adequate. When asked about

commercial growth, the majority (54%) of responders felt that it had been adequate, while 31%
believed there has been too much commercial growth, and 16% said there hadn’t been enough.
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How do you feel about residential How do you feel about commercial
growth in Carbondale? growth in Carbondale?

54% 37% 9% 3% 54% 16%
toomuch adequate toolittle toomuch adequate toolittle

A A

Figure A11: Residential growth Figure A12: Commercial growth

e When asked what future uses they would like to see in North Downtown (see Figure A13),
neighborhood park (23%), mixed-use opportunities for housing and retail/commercial (20%) and
civic uses (20%) were most popular.

What future uses would you like to see
in North Downtown?

Figure A13: North Downtown Future Uses

e Survey responders had differing opinions on what (if anything) was missing in Downtown
Carbondale. A few frequent answers were parks/pocket parks (15%), more restaurants/retail (14%),
redevelopment of vacant parcels (13%), streetscape improvements (11%), public plazas (11%) and
housing (10%).

e Opinions were also divided on what type of housing survey responders want to see more of in
Carbondale (see Figure A14). A few frequent answers were single family homes (20%), mixed-use
buildings (15%), micro units/tiny homes (14%), accessory dwelling units (14%) and duplexes (11%). A
few frequently mentioned “other” answers included affordable housing and no new
housing/development.
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What type of housing would you like to
see more of in Carbondale?

"15% mixed-use buildings
14% ADUs

8% 3/4-plexes

apartments |

Figure A14: Housing
Mobility

e When asked what their most important goal for Carbondale’s transportation system is, 28% said an
equitable transportation system (for people of all ages, abilities, ethnicities and income levels), 27%
said a system that minimizes environmental impacts, 18% said a safe transportation system.

My most important goal for
Carbondale’s transportation system is:

Figure A15: Transportation Goals

¢ Common destinations that survey takers use via Carbondale’s transportation system include Main
Street (24%), Highway 82 (18%), Carbondale businesses outside of Downtown (14%), parks/the
recreation center (11%) and trailheads (11%).

e Survey responders identified the lack of sidewalks (22%) and lack of overall connectivity (21%) as the
biggest challenges associated with walking in Carbondale. Common “other” answers accounting for

cushingterrell.com
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18% of responses included no challenge/fine as-is, speeding/careless drivers and crossing Highway
133.

e When asked what the biggest challenges associated with biking in Carbondale are, the most
common response was “other” (22%) - where responders frequently wrote in no challenge/fine as-is,
careless cyclists, and speeding/careless drivers. Lack of overall connectivity (18%), streets are
uncomfortable or unsafe to bike along (17%), and lack of bike racks (14%) were other common
answers.

Economics

¢ When asked how they felt about the economic health of Carbondale, the majority (57%) said good,
21% said fair, 11% said excellent and only 2% said poor.

e The majority (60%) of survey responders feel that the variety of businesses and service
establishments in Carbondale is good, 27% said fair, 9% said excellent and only 4% said poor. Those
who answered fair or poor cited affordable restaurants, affordable new clothing, general retail and
healthy/sustainable grocery options as lacking in Carbondale.

Community Priorities

e The final survey question which aimed at determining community priorities asked, “if you could make
one recommendation regarding the future of Carbondale, what would it be?” (see Figure A16).

Sustainable/green De’?’élophﬁéﬁt..” e
Preserve Small Town Character

cp Change s

More Affotdable Housing

Retain Eclectic Characte
Protect Nature

Develop Slowly And Intentionally
Keep It Accessible/affordable

Figure A16: Community Priorities

¢ When amalgamated, the following are the most mentioned themes:
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#1: More locally-attainable housing for Carbondale’s workforce

. #2: Preserve Carbondale’s small town, funky character

. #3: Recent growth is overwhelming - desire to grow slow + intentionally

. P4 Traffic congestion needs tobe addressed

Figure A17: Top Themes

Spanish-speaking Community Meeting, August 16, 2021

As part of the Comprehensive Plan Update, the project team held the Town’s first ever community meeting
in Spanish to engage members of the Latino community that have traditionally been difficult to reach due to
several barriers including language and the lack of historical communication between the Town and Latino
community. Representatives from Valley Settlement did personal outreach to invite community members to
participate by door-knocking, going to parks and doing outreach in restaurants.

The meeting’s format included a brief presentation about what the Comprehensive Plan is and why it's
important that people get involved, and then attendees visited several stations with information on growth
and housing, mobility, and Downtown/Downtown North. Participants then broke up into small groups where
trained Spanish-speaking facilitators led discussions on key issues faced by the Latino community. At the
end, the facilitators presented top themes to the larger group.
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Figure A18: Images from the August 2021 Spanish-language Open House.

Below are some of the discussion highlights:

The desperate need for affordable housing and the barriers to accessing subsidized housing for
undocumented community members.

o Rents are increasing for houses, apartments and mobile home parking.

o Maintenance of rental properties and mobile homes is an issue.
Public transit access needs to be expanded throughout town to connect adults to jobs and children
to school and recreation opportunities.
The need for access to free or discounted extracurricular activities for Latino youth.
The need for public services (physical and mental health, business education, support services) with
Spanish-speaking staff.
Concern over the number of liquor stores and marijuana businesses and what message this
sends/risk this poses to the youth.
The need for affordable childcare for Latino children.
The fear of “making Carbondale too pretty” — if you beautify the Town, taxes will increase and more
people will be displaced.

The facilitators de-briefed after the meeting to discuss key takeaways, what worked and strategies for future

engagement of the Latino community:

Meeting participants and facilitators agreed that they appreciated being included in this process and
would like to stay involved. They wanted to know how their input would be incorporated into future
decisions that the Town makes.

It was valuable that the meeting was in Spanish (rather than translated from English), empowering
participants to speak more freely and feel more included.

The best way to reach more Spanish-speaking community members is personal outreach,
advertisements (flyers, newspaper ads, etc.) are not as effective at explaining the importance of
getting involved.
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What type of development would you like to see in Downtown North?
¢Qué tipo de desarrello le gustaria observar en la zona norte del centro?

How to; Flace Your J Dots MNext To Your 3 Most-Preferred Images.
Came elegir: Cologue una Fhiyeets junto & csds imagen de su prelerencis.

AMNY OTHER FUNCTIONS OR IDEASY
PLACE A STICKY NOTE BELOW.

. = JALGUMNAS FUNCIONES O IDEAS ADICIONALES?
. COLOGOUE UNA NOTA ADHESIVA CON SUS IDEAS A CONTINUACION.

Figure A19: Visual Preference Survey from Spanish-speaking Community Meeting on future development in
Downtown North.
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Figure A20: Images from the August Public Open House.

The Open House on August 17" had the same format as the Spanish-speaking Community Meeting, with an
estimated 68 participants. Members of the project team facilitated the small group discussions, and the

following are the top themes that emerged from the meeting:

Growth:
o Recent growth has felt rapid and many community members would like to slow growth.
o Fear that slowing growth will further increase the cost of living and displacement will
continue.
o Growth should be focused on infill development rather than sprawl.
o The need for adequate infrastructure capacity to accommodate growth.
o Look to Downtown North for future growth.
Housing:
o Extreme need for affordable housing.
o Need for diverse housing types — get creative (co-housing, tiny homes, etc).
o Need for regulation of the number of short-term rentals.
» Look into taxing short-term rentals and second homes to fund the construction of
affordable housing.
o Need for homes with Universal Access for aging community members.
Sustainability:
o How to discourage driving while understanding most people will continue to own cars in the
near-term.
o Focus on electrification of transportation and electric vehicle infrastructure.
o Green Building codes are moving in the right direction.
Transportation/mobility:
o Circulator does not properly connect neighborhoods to jobs/destinations and routes need to
be expanded to reduce reliance on driving.
Bike and pedestrian infrastructure needs to be improved.
Traffic is a concern on Highway 133.
Dial-a-ride service should replace Paratransit (which has many barriers).
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e Town character/beautification:
Agreement with concern brought up at Spanish-speaking Community Meeting — avoid
making Carbondale too beautiful.
o Desire to maintain the “funkiness” of Carbondale.
o No big-box stores or chains — support local businesses.
e Downtown North:
o Unsure if new commercial/retail is needed.
o Should include a variety of housing types — lots of affordable housing.
o Some want to keep it industrial.
o Should include a childcare facility.

o

What type of development would you like to see in Downtown North?
£0ué tipo de desarrollo le gustaria observar en la zona norte del centro?

Hew te: Flace Your 3 Dats Next To Your 3 Most-Preferred Images.
Coma slegir: Cologue una eigueesls jJunio & cada imagen O w preferencis

ANY OTHER FUNCTIONS OR IDEAST
PLACE A STICKY NOTE BELOW.

- SALOUMAS FUNCKONES O IDEAS ADICHINALEST
ETMENILIE LINA ROITA AIMESIVA COIN SUPS DEAS & COMTINUAE ION

Figure A21. Visual Preference Survey from Open House on future development in Downtown North
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Design Charrettes, August 17, 2021

Two design charrettes were held to explore opportunities and challenges with infill development Downtown

and the future of Downtown North. Both sessions were well-attended with about 20 people each (broken up
into two tables of ten).

Figure A22: Images from the Downtown/Downtown North Design Charrettes.

The two sessions were held as informal Open House formats so people could come and go. In addition to
advertising the Charettes on the Chart Carbondale website, targeted notices of the design charette were sent
to the following entities/people/organizations:

Current/Former Elected or Appointed Officials:
e Former Planning Commissioners (from the last 20 years)
e Former members of the Board of Trustees (again, from the last 20 years)
e Current Planning Commission
e Current Board of Trustees
e All Town Boards and Commissions

Business Owners:
e Phat Thai
e Sopris Lodge Assisted Living
e True Nature

e Lulubelle

e Grana Bread
e HighQ

e Mi Casita

e White House Pizza
e Village Smithy
e Alpine Bank

Entities
e C(Clay Center
e Mount Sopris Historical Society
e Chamber of Commerce
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Property owners in the Downtown and Downtown North:

Historic Bakery Building on 4" Street

Southeast corner of Capitol and 3™ Street (historic structure)
Fante parcel on the SE corner of 4" and Colorado

Overlook Parcel (11 acres north of Town Hall)
Architects/Designers/Planners who have done work in the HCC
Sopris Engineering

Mark Chain

DHM

Poss Architecture

Some of the key takeaways from these sessions included:

Downtown North:

o Future development of Downtown North will require a rezoning, there is debate over
whether a new zone district needs to be created or if an existing zone district (Mixed Use or
HCC) should be modified to fit the need.

o Debate over how to transition from current industrial uses to the inclusion of light
industrial/maker spaces in the future.

o Parking requirements will drive what development looks like — how to reduce parking
requirements to create an urban neighborhood with affordability.

o The developer is ready to submit an application as early as first quarter of 2022, but intends
to understand the community vision for Downtown North through the Comp Plan update
process.

o Some participants liked the previous Wolf Lyon plan with a hotel use, others wanted to move
away from that plan.

o Located within Holy Cross territory, there is an opportunity to make this a carbon-neutral
neighborhood.

o Debate over the need for more commercial/retail in Downtown North — don’t want to pull
energy away from Main Street.

o Debate over the need for parks/open space on this property due to its proximity to existing
parks — the focus should be on green connections north/south.

Most agree that the future of this area should not be single family residential.
Desire for flexibility with commercial/retail spaces to be used as residential based on market
conditions.

Downtown:

o The HCC Zone District’s parking and retail requirements have prevented infill development
and need to be re-evaluated.

o Building height restriction is limiting the ability to develop 3-story buildings, consider

restricting the number of floor plates rather than building height.
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Local Businesses Survey: Carbondale Chamber

Local commerce was impacted from the global COVID pandemic. The following illustrates those impacts
from 2020 and the resulting comeback in 2021:

There was a 10% decrease in Chamber membership from 2020 (450) to 2021 (405).
Since Spring of 2020, employee counts for Chamber member businesses have predominantly “Stayed
the same” (58%), while 23% "decreased” and 19% “increased.”
99% of Chamber member businesses are open as of Spring 2021.
There have been some businesses changes since Spring 2020: 51% of businesses allowed staff to
work remotely, 30% adjusted in-person office hours, 26% downsized operations, and 26% made no
changes. It is important to note that 10% of businesses closed completely.
30% of annual payroll is below $100,000 while 15% is between $200,000-$400,000 or between
$400,000-$600,000.
Business concerns related to COVID Relief/Recovery centered around employee stress (65%) and
financial impacts on operations (55%).

o The most beneficial business support noted was business info tied to COVID (55%).
45% of businesses ranked their 2021 business outlook and sustainability as a 4 on a scale from 1-5.
65% of businesses noted that they have received Paycheck Protection Programs in terms of COVID
relief/recovery business resources received to-date.
Almost 50% of businesses referenced “Marketing support to drive additional customers” as a helpful
COVID relief/recovery business resource moving forward.
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Carbondale Cross
Section Concepts

Overview

This document identifies potential future cross sections for five roadways to improve bicycle and
pedestrian comfort in the Town of Carbondale, Colorado, as shown in Figure 1 and listed below:

Hendrick Drive

Colorado Avenue

Sopris Avenue

2nd Street

Future Roadways in North Downtown

vk wnn =

These roadways were selected based on the priority corridors identified in the 2019 Multimodal Corridors
Map, community input gathered through the Kaleidoscope community engagement website, and an
analysis of gaps in existing bicycle and pedestrian infrastructure. Three of the corridors listed above are
priority corridors identified in the 2019 Multimodal Corridors Map; Hendrick Drive, Sopris Avenue, and 2nd
Street. Colorado Avenue was not identified in the 2019 map as a priority corridor, however the community
input collected through the Kaleidoscope identified Colorado Avenue as a corridor where people currently
walk and bike, including children, and where community members felt uncomfortable walking and biking
or had safety concerns.
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Figure 1: Selected Roadways for Improved Cross Sections
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Methodology

Proposed cross sections were developed to address gaps in comfortable bicycle and pedestrian facilities
and challenges identified by community members. Proposed cross sections were created based on best
practices outlined in the National Association of City Transportation Officials’ (NACTO) Urban Bikeway
Design Guide. The amount of right-of-way available is variable along each roadway. These cross sections
reflect where sidewalks or landscape buffers could be expanded for sections to account for additional
right-of-way.

1. Hendrick Drive
Existing Conditions

Hendrick Drive is a local road on the west side of Carbondale and was identified as a priority multimodal
corridor in the 2019 Multimodal Corridors Map. Hendrick Drive connects the neighborhoods on the west
side of town with Main Street and CO 133. The corridor is an important north-south pedestrian and
bicycle connection on the west side of town and provides access to the crossings of CO 133 to reach the
east side of Carbondale.

Currently, Hendrick Drive has a detached sidewalk on the east side of the street that is wide enough for
people walking but not wide enough to also accommodate people riding bicycles. The existing curb-to-
curb width is 38-feet and includes two 11-foot travel lanes and two eight-foot parking lanes. Hendrick
Drive has a posted speed limit of 20 MPH The existing cross section is displayed in Figure 2.

Figure 2: Existing Cross Section of Hendrick Drive (Looking North)

Source: Google Street View

Community input from the Master Plan process indicated there is a desire for a continuous sidewalk on
the west side of the street. Currently the sidewalk on that side is inconsistent, which forces people walking
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to cross the street where the sidewalk ends. It was expressed that this can be challenging, especially at
night, and can require out of direction travel.

Proposed Cross Section

The proposed cross section for Hendrick Drive, displayed in Figure 3, includes a continuous sidewalk on
the west side of the street, on-street parking on one side of the street, two travel lanes, and bike lanes on
both sides of the street. This cross section maintains the existing detached sidewalk on the east side of the
street which is currently in good condition. In order to accommodate the features in this cross section,
travel lanes will need to be narrowed to ten-feet and the parking lane will need to be narrowed to eight-
feet. One side of on-street parking was repurposed to create bike lanes on both sides of the street to
provide dedicated facilities for people biking on this key corridor. The curb-to-curb width in this cross
section was not changed from the existing curb-to-curb width. Existing parcel GIS data was used to
estimate that with the existing curb-to-curb width there is about eight to ten-feet of right-of-way
remaining on the west side of the street where a comfortable detached sidewalk can be accommodated.

Figure 3: Proposed Cross Section for Hendrick Drive
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2. Colorado Avenue
Existing Conditions

Colorado Avenue is a local road on the east side of Carbondale. Although Colorado Avenue was not
identified as a priority multimodal corridor in the 2019 Multimodal Corridors Map, public input from the
master planning processed indicated that it is a corridor where people, including children, currently walk
and bike, and where the community would like to see investments in bicycle and pedestrian infrastructure
and safety. Colorado Avenue runs parallel to Main Street, one block north. This makes it a great
opportunity for a corridor where active modes of transportation are prioritized, giving people a
comfortable parallel alternative to walking and biking down the busy Main Street.
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The cross section of Colorado Avenue changes slightly throughout its length, but always includes two
travel lanes, one in each direction, and has a posted speed limit of 20 MPH. The corridor has some
sidewalks from 8™ Street to 4" Street where angled parking is included between the sidewalk and the
travel lanes. It is recommended these sections not be altered as they were more recently developed.
Instead, the proposed cross section will suggest improvements to be made to the rest of the corridor to
provide adequate facilities along the length of Colorado Avenue where they do not currently exist. The
existing cross section is displayed in Figure 4.

Figure 4: Existing Cross Section of Colorado Avenue (Looking East)

Source: Google Street View

Community input from the Master Plan process indicated there is a desire for a continuous sidewalk on
the northside of the street and a roadway design that promotes pedestrian safety and traffic calming. One
comment mentioned that there are many kids living in the apartment buildings on the west side of
Colorado Avenue who play near Colorado Avenue.

Proposed Cross Section

The proposed cross section at locations where there is not currently angled parking, displayed in Figure 5,
includes a continuous sidewalk on both sides of the street, parallel parking on both sides of the street,
and two shared travel lanes for people biking and people driving. This cross section aligns with the
sections of Colorado Avenue that already include sidewalks and ensure those sidewalks extend the length
of the corridor. Parallel parking, rather than angled parking, was chosen for this cross section as it makes it
easier for drivers to see oncoming bikes before pulling out into the travel lane. Angled parking can restrict
a driver’s field of vision for oncoming vehicles and can create greater conflict between people driving
pulling out and people biking.
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Figure 5: Proposed Cross Section for Colorado Avenue
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3. Sopris Avenue
Existing Conditions

Sopris Avenue is a collector roadway on the east side of Carbondale. Sopris Avenue was identified as
priority multimodal corridor in the 2019 Multimodal Corridors Map. Sopris Avenue runs east-west through
the center of Carbondale. The Carbondale Public Library and Bridges High School are both located on or
near Sopris Avenue.

The cross section of Sopris Avenue changes slightly throughout its length, but always includes two travel
lanes, one in each direction, and has a posted speed limit of 20 MPH. There is a four to five-foot sidewalk
on the south side of the road which is an attached sidewalk for all but one block. There are no sidewalks
on the north side of the road except for one block between 3 Street and 2" Street. However, an
examination of existing parcel GIS data shows that there is existing right-of-way on the north side of the
street, outside of the curb-to-curb width, which could potentially accommodate a comfortable detached
sidewalk for the length of the corridor. The corridor has no dedicated bicycle facilities. The existing cross
section is displayed in Figure 6.

Figure 6: Existing Cross Section of Sopris Avenue (Looking East)

Source: Google Street View
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Proposed Cross Section

The proposed cross section, displayed in Figure 7, includes a continuous sidewalk on both sides of the
street, parallel parking on the north side of the street, two vehicle travel lanes, and a dedicated bicycle
lane in both directions. Parallel parking, rather than angles parking, was chosen for this cross section as it
makes it easier for drivers to see oncoming bikes before pulling out into the travel lane. Perpendicular
parking can restrict a driver’s field of vision for oncoming vehicles and can create greater conflict between
vehicles pulling out and people biking. The curb-to-curb width in this proposed cross section would not
change from the existing curb-to-curb width. The proposed new continuous sidewalk on the north side of
the street can be accommodated within the City’s existing right-of-way. For the block between 4t Street
and 3" Street, next to the library, the existing curb-to-curb width is not wide enough to accommodate
bike lanes. Painting sharrows on the travel lanes in this section can be a way to continue to alert drivers to
the presence of people biking for this segment where bike lanes cannot be accommodated.

Figure 7: Proposed Cross Section for Sopris Avenue
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4. 2" Street
Existing Conditions

2" Street runs north-south and is classified as a local road south of Sopris Avenue and a collector north of
Sopris Avenue. 2" Street was identified as a priority multimodal corridor in the 2019 Multimodal Corridors
Map. Additionally, public input indicated a desire for bike lanes to be implemented on 2" Street to create
a direct north-south multimodal corridor through the east side of town and to connect to the Rio Grande
Trail. 2" Street's wide existing right-of-way makes it a good candidate for implementing dedicated bicycle
facilities through the most established parts of Carbondale.

The cross section of 2" Street changes slightly throughout its length, but always includes two travel lanes,
one in each direction, and has a posted speed limit of 20 MPH. There is an eight-foot sidewalk on the east
side of the road which runs almost the length of the corridor. The sidewalk narrows to six-feet between
Garfield Avenue and Main Street and does not continue north between Main Street and the Rio Grande
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trail. There is no pedestrian facility on the west side of the street and no dedicated bicycle facilities. There
are segments of 2" Street, on the south side of the corridor, where there is angled parking located on
private property outside of the City’'s right-of-way. Figure 8 displays the existing cross section where
there is no angled parking and Figure 9 displays the existing cross section where angled parking is
present. New potential cross sections for both of these cross section types are provided in the following
section.

Figure 8: Existing Cross Section of 2™ Street - No Perpendicular Parking Present (Looking North)

o a
Source: Google Street View

Figure 9: Existing Cross Section of 2" Street - Perpendicular Parking Present (Looking North)

Source: Google Street View

Community input from the Master Plan process indicated there is a desire for bike lanes on 2" Avenue in
order to create a strong biking connection through town as well as give the street greater definition,
narrower travel lanes, and more character.
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Proposed Cross Sections

The proposed cross sections, displayed in Figures 10 & 11, includes the existing sidewalk on the east side
of the street, two vehicle travel lanes, and a bike lane on each side of the street. Figure 10 displays the
proposed cross section on sections of roadway where angled parking is not present today. The right-of-
way for these sections is about 50-feet and can accommodate parallel parking on one side of the street, a
bike lane in either direction, and two travel lanes. Figure 11 displays the cross section for sections of 2"
Street where parallel parking is present adjacent to the City right-of-way. The right-of-way in these areas
is about 54-feet and can accommodate a buffered bike lane in either direction, two travel lanes, and an
eight-foot parallel parking lane on the east side of the street as well as the existing eight-foot sidewalk.

Figure 10: Proposed Cross Section for 2" Street (No Angles Parking Present)
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Figure 11: Proposed Cross Section for 2" Street (Angled Parking Present)
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5. Future Roadways
Existing Conditions

North Downtown, the area north of the Rio Grande Trail and between 8" Street and 2"¢ Street (see Figure
12), and includes industrial land uses. In the past few years, however, there are new residential
developments in the southeast corner just west of 2" Street; this land use is likely to continue replacing
some of the older industrial uses throughout the rest of the area.

While future development patterns and the street network remain uncertain, the town has an opportunity
to ensure the new roadway network in this area supports all modes of transportation and encourages
walking, rolling, and biking within the heart of Carbondale. The public has voiced concerns about
speeding along Merrill Avenue and poor visibility of people walking and biking.

Figure 12: Aerial of North Downtown between 8" Street & 2" Street

Source: Google Earth
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Figure 13: Existing Cross Section of Merrill Avenue (Looking East)

Source: Google Street View

Proposed Cross Section

While future roadways in the North Downtown area will vary, there are some principles that can be
applied to each new roadway to ensure walking, rolling, and biking are prioritized. New roads should be
configured in a grid system to allow for maximum connectivity within the North Downtown area as well as
connectivity to the surrounding neighborhoods. Wherever a street will not connect to an adjacent
roadway, pedestrian and bicycle cut-thrus should be implemented to ensure continued connectivity for
those modes. Additionally, travel lanes should be no more than ten-feet wide where possible to
encourage slower vehicle speeds and allow for more right-of-way to be dedicated to active modes of
transportation. Where on-street parking is needed, parallel parking should be implemented rather than
angled parking. Parallel parking allows for better visibility of oncoming traffic and people biking before
parked cars pull out into travel lanes. Parallel parking also allow for more right-of-way to be reserved for
people walking and biking. On low volume low speed streets, shared lanes with sharrows are likely
comfortable enough bicycle infrastructure as long as 85 percentile vehicle speeds are 20 MPH or below
and average annual daily traffic is less than 2,000 vehicles. On collector streets, bike lanes or wide multi-
use paths should be implemented where possible. Figure 14 displays one possible cross section for a
future roadway which follows these parameters.

Figure 14: Proposed Cross Section for Future Collector in North Downtown
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Carbondale Crossing
Concepts

Overview

This document identifies bicycle and pedestrian crossing treatments at five key locations in the Town of
Carbondale, Colorado, as shown in Figure 1 and listed below:

CO 133 & Cowen Drive

CO 133 & Dolores Way

Dolores Way & Carbondale Community School Drive

CO 133 & Weant Boulevard/Lewies Lane

Future Crossings in North Downtown between 8th Street & 2nd Street

ik wn =

These locations were selected based on public input gathered by the Carbondale Kaleidoscope, a web
platform to engage the local community in the update of Carbondale’s Comprehensive Plan. Community
members and stakeholders commented on the Carbondale Kaleidoscope webmap and highlighted
locations with major transportation issues or potential safety concerns. These intersections were noted to
be uncomfortable crossings.




2022 Carbondale Comprehensive Plan

Figure 1: Selected Intersections for Crossing Treatments

The following crosswalk concepts were developed using both Crosswalk+, Fehr & Peers’ in-house tool to
identify crosswalk countermeasures, and City and County of Denver's Uncontrolled Pedestrian Crossing
Guidelines.

FEHR ¥ PEERS



2022 Carbondale Comprehensive Plan

Methodology

For uncontrolled crosswalks, Crosswalk+ follows the Federal Highway Administration (FHWA) guidance
provided in the Guide for Improving Pedestrian Safety at Uncontrolled Crossing Locations. The guidance
in Figure 2 identifies candidate treatments, but leaves it to practitioners to choose countermeasures
based on judgement of specific conditions at crossing locations.

Table 1. Application of pedestrion crash countermeasures by roadway feature,

Posted Speed Limit and AADT
Vehicle AADT <9,000 Vehicle AADT 9,000-15,000 Vehicle AADT »15,000
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B 0z © U] (1] 0 0] 1] ® @
anes
€1 lane in eoch direction) 4 5 & 5 & 5 &4 5 & Sb. 5 &|4 5 & 5 & 5 &
F) 98 ﬁ_ 7 7 @7 Q|7 9 (5]
— . 0230 860 0 30 OV©O® B0 80 b e
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| 7 oe @7 e aOe a7 9@ Q
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P 0O 0 0 60 00O 6 e e e O
if ; 56 50 50 50 50 50 50 50 50
(&ormore fones ineachdiection) |, g 97 80| 8@ 789050 50080 50 50
Given the set of conditions in a cell, 1 High-visibility crosswalk markings, parking restrictions on

crasswalk approach, adequate nightfime lighting levels,
and crossing warning signs
2 Raoised crosswalk

@ Signifies that the countermeasure should always be ' :
considered, but not mandated or required. based upon 3 iﬁrﬁrﬂﬂg;ﬁﬂu (Stop Here For) Pedesirions sign

# Signifies lhal the countermeasure is o condidale
Ireatment ol o marked unconholled crossing localion.

gngineering judgment at a marked uncontrolled

crossing location. 4 In-Street Pedestrion Crossing sign
O Signifies Ihol crosswalk visibility enbancements should : IE::I::TT::]T;::QH pret
alwuys i juncli ith ofher identified e :
e tceacsbhsop gl it 7 Rectongular Rapid-Flashing Beacon (RRFE)**
il 8 Road Diat
The absence of o number signifies that the countermeasure 9 Podestrian Hybrid Beacon (PHB)*

is generally not an appropriate freatment. bul exceptions may
be considered following engineering judgmaent.
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Figure 2: Federal Highway Administration (FHWA) Guidance in the Guide for Improving
Pedestrian Safety at Uncontrolled Crossing Locations.
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City and County of Denver's Uncontrolled Pedestrian Crossing Guidelines provide very similar guidance, as
shown in Figure 3. Level A treatments are standard continental markings and signage (W11-2 or S1-1in a
school zone with W16-7p placards). Level B treatments are Rapid Rectangular Flashing Beacons (RRFBs) in
addition to markings and signage. Level C treatments are pedestrian hybrid beacons (PHBs) or traffic

signals.

Viehicle ADT <9,000 Viehicle ADT 9,000 to 12000 | Vehicle ADT =12,000 to 15,000 Vehicle ADT =15, 000

Roadway Type
2050 25wt | dorwh [ 120mph | 35 mgn | oot | 20| s5n | 40mpn | 20 ] 3500 | s0 v |

Two Lanes A A B A A B A A C A B C
Three lanes A A B A B B B B C B C C
Multilare
with raiged A A C A B C B B Cc C c C
median
Multilane
without raised A B C B B c C c C c c c
median

Figure 3: Guidance in City and County of Denver’s Uncontrolled Pedestrian Crossing Guidelines

Both of these tools for developing crosswalk concepts require information on whether the intersection is
controlled or uncontrolled, vehicle average daily traffic (ADT), roadway speed limits, and number of travel
lanes. These inputs show how stressful crossings currently are for pedestrians and scale the intervention
based on street characteristics. The FHWA Guide and Denver's Guide suggest geometric treatments for
calming traffic along the street segment in addition to crosswalk-specific treatments.

Geometric treatments like pedestrian refuge islands, curb extensions, parking prohibitions, road diets, or
speed reductions can reduce the scale of crosswalk treatments needed to protect pedestrians and cyclists
by making the street itself safer. Crosswalk treatments may be scaled back depending on the geometric
treatments implemented.

For each intersection in this section, there is a table that lists current street characteristics used to identify
treatments, the range of possible geometric treatments and crossing treatments, and recommended
treatments. It is important to note that data availability was limited and often unavailable or not recent.
The best available data was used but it is recommended to collect additional travel speeds and volumes
to further refine recommendations. These are very high-level recommendations and additional concepts
will need to be created to confirm feasibility of implementation.
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1. CO 133 & Cowen Drive

The first intersection drivers reach when turning off CO-82 onto CO 133 into the Town of Carbondale is
CO 133 and Cowen Drive. The speed limit on CO-82 is 65 mph, so it is a rapid deceleration to 35 mph on
CO 133, and there are not many visual cues to signal to drivers to slow down. The public made comments
about this challenge as it relates to the Cowen Drive intersection, noting the importance of the crossing
for people walking and biking and the prevalence of speeding at this location.
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Figure 4: Aerial and Google Streetview (Looking North) of CO 133 & Cowen Dr

There is currently a marked crosswalk and RRFB at the east-west crossing of CO 133 south of the
intersection. However, given reports of speeding, additional traffic calming measures and crossing
treatments are appropriate at this location.

Based on a volume of 15,000 vehicles and a posted speed limit of 35 mph, both guides recommend a PHB
(see Figure 2 and Figure 3). However, both guides also recommend geometric treatments to reduce the
level of crossing treatment necessary. Therefore, it is recommended to first implement a pedestrian refuge
island, curb extension, and yield signage and reevaluate after traffic patterns have stabilized.

Geometric treatments such as a pedestrian refuge island and a curb extension where there is already
room on the west shoulder will help to both narrow the crossing distance for pedestrians and provide
additional horizontal friction to slow drivers approaching the crosswalk. Additional signage such as an
Advance Yield Here To Pedestrians sign and yield line will communicate to drivers that it is their
responsibility to yield to pedestrians and bicyclists crossing the roadway.

This geometric treatment should be the first step before considering a more aggressive treatment like a
PHB or signal, since creating the pinchpoint will lower the design speed of the segment as a whole and
achieve safety goals beyond the intersection.
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Table 1: Characteristics of CO 133 & Cowen Drive

Attribute Description

Control type Uncontrolled

'(Ac\'gg'lTTraffic Data Explorer, 2020) 15,000

Posted speed limit 35 mph

Number of travel lanes Multilane without raised median
On-street parking No

Adjacent to school No

“Need to slow traffic down and keep it from rapidly re-accelerating. After
traveling at hwy speeds 40+ feels relatively slow on Hwy 133. This directly
threatens ped and cyclists trying to cross at the Cowen Road signalized
crossing. Slowing traffic down will ensure we don't have more accidents
(and potential fatalities) at this crucial east-west multi-modal crossing!”

“This is an important east-west pedestrian/ cyclist crossing! It is also less

Public comment(s) safe than it could be and has a history of automobile - pedestrian
accidents. This crossing is doubly tough and unsafe for peds because there
are multiple northbound lanes and cars in the left lane stopping for the
signal or peds in the crosswalk screen cars traveling in the right lane and
speeding up to try and catch the 133 and 82 light. To make this important
ped crossing far more safe a refuge island needs to be added in the
middle of Hwy 133 and traffic needs to be slowed down to provide more
time and space for safe ped crossing.”

Possible geometric treatments Pedestrian refuge island, curb extensions, road diet
Possible crosswalk treatments High-visibility crosswalk markings, signage, PHB, signal

Pedestrian refuge island, curb extension on west side of CO 133,

U et Advance Yield Here To Pedestrians sign and yield line
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2. CO 133 & Dolores Way

CO 133 at Dolores Way has between 13,000 and 15,000 vehicles per day. This high volume of vehicle
traffic, coupled with a wide crossing distance of four lanes and no marked east-west crosswalk, makes this
location a dangerous intersection for people crossing the street.

Though there is a signalized crossing to the north at Village Road, the public noted that walking to that
intersection and back adds more than a quarter mile to the journey and expressed concerns about drivers
speeding along Dolores Way. This intersection’s proximity to both Carbondale Community School and

Colorado Rocky Mountain High School reinforces the need for an enhanced crossing.

Figure 5: Aerial and Google Streetview (Looking North) of CO 133 & Dolores Way

Based on a volume of about 14,000 vehicles and a posted speed limit of 35 mph, both guides recommend
a PHB (see Figure 2 and Figure 3). However, with a geometric treatment like a median, both guides
recommend an RRFB. Therefore, it is recommended to first implement a pedestrian refuge island, curb
extensions, an RRFB, and crosswalk markings and reevaluate after traffic patterns have stabilized.

Given the traffic volumes, speed, and number of lanes on this corridor, an east-west crosswalk on the
south side of the intersection with a combination of geometric and other treatments will help to properly
slow traffic and provide a more comfortable crossing. Given the overall width of the street and wide
shoulders, curb extensions and a pedestrian refuge island will be viable to implement and narrow the
distance pedestrians must travel. These geometric treatments alongside a RRFB will create a much more
comfortable crossing for people (especially students) walking and biking. Depending on the results of this
new crosswalk, a PHB may be necessary, but the geometric treatments in combination with an RRFB wiill
likely be sufficient for lowering traffic speeds.
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Table 2: Characteristics of CO 133 & Dolores Way

Attribute Description

Control type

AADT
(CDOT Traffic Data Explorer, 2020)

Posted speed limit
Number of travel lanes
On-street parking

Adjacent to school

Public comment(s)

Possible geometric
treatments

Crosswalk treatments

Recommended treatment

FEHR A PEERS

Uncontrolled
~14,000

35 mph

Multilane without raised median
No

Yes

“This intersection is broken. | know that when the Village Way light went in it
was "designed" to partially address challenges at this intersection. As traffic
load has dramatically increased on Hwy 133 any relief that the Village Way
light creates at this intersection is fleeting at best and non-existant at high
traffic volume times.

A round-about here might work better than a light, but whatever solution is
designed it must include safe ped/ bike crossing (i.e. signalized crossing)”

“This is a bike/ped crossing nightmare. Lots of folks cross here. Walking north
to the crosswalk and back adds almost half a mile.”

"Delores Way should be a school zone at all times - CRMS and CCS are both
located in Satank and drivers fly through this area - including the large
delivery trucks.”

Pedestrian refuge island, curb extensions, road diet

High-visibility crosswalk markings, nighttime lighting, crosswalk warning
signs, signhage

AND

Without geometric treatment: PHB or signal

With geometric treatment: RRFB

Pedestrian refuge island, curb extensions, high-visibility crosswalk
markings, RRFB (including nighttime lighting, crosswalk warning signs)
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3. Dolores Way & Carbondale Community School Drive

Dolores Way winds to the northwest of CO 133 past a commercial strip and passes in between the
campuses of Carbondale Community School (CCS) and Colorado Rocky Mountain High School (CRMS).
There is a crosswalk where the driveway to CCS meets Dolores Way. To the south of this crosswalk there is
a path students may take to walk to CRMS. This crosswalk is a vital connection to both schools, but the
public has expressed concerns about speeding on Dolores Way and drainage issues at the crosswalk.

Based on a volume of under 9,000 vehicles and a posted speed limit of 25 mph, both guides recommend
crosswalk markings and signage (see Figure 2 and Figure 3). However, these elements already exist and
have proved insufficient. The FHWA guide also suggests a raised crosswalk, in-street pedestrian crossing
sign, curb extensions, and pedestrian refuge island. It is recommended that a raised crosswalk be
implemented to address the issues of speeding and drainage. Fresh paint, nighttime lighting, and yield
signs would draw attention to students crossing here. Further geometric treatments may be reevaluated

after examining future traffic patterns.

Figure 6: Aerial and Google Streetview (Looking East) of Dolores Way & the Carbondale
Community School Drive
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Table 3: Characteristics of Dolores Way & Carbondale Community School Drive

Attribute Description

Control type Uncontrolled
'(Ac\'gg'lTTraffic Data Explorer, 2020) <9000
Posted speed limit 25 mph
Number of travel lanes Two lanes
On-street parking No

Adjacent to school Yes

“Vehicles drive very fast on Dolores way. It is an important multi-modal
corridor and a route to both CRMS and CCS. Traffic calming and
improved and better signed ped crossings are needed.”

“This crossing becomes unusable when it rains or after a thaw and
refreeze in the winter. An enhanced and improved dry-well and drainage
is needed as 4-6" of water collects on the south end of this crossing - this
crossing has had this issue and it has been brought to the attention of
the town for many years and needs a more thorough solution to ensure
students can safely get to and from their school.”

Public comment(s)

Possible geometric treatments  Curb extensions

High-visibility crosswalk markings, nighttime lighting, crosswalk warning
Crosswalk treatments signs, signage, in-street pedestrian crossing sign, raised crosswalk, two-
way stop

Repaint high-visibility crosswalk markings, add nighttime lighting,
Recommended treatment implement raised crosswalk, add Advance Yield Here To Pedestrians
sign and yield line
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4. CO 133 & Weant Boulevard/Lewies Lane

The intersection of CO 133 and Weant Boulevard/Lewies Lane connects residential neighborhoods to the
north with the Ross Montessori School to the south across the state highway. There is also another school
directly to the north, Bridges High School. Though the Montessori school was built relatively recently in
2016, there was no crosswalk constructed across CO 133 to provide safe crossings to school for those
walking and biking.

The next closest crossing to the north at Sopris Avenue and to the south at Snowmass Drive are both
about a quarter mile away (though for someone to walk there and back would be more than a half mile).
Posted school zone signs read “35 mph when flashing,” yet with adjacent speed limits also 35 mph, the

zone doesn't enforce any speed reduction. This is a vital school crossing, and with four lanes of high
speed traffic, the current configuration can be improved.

Figure 7: Aerial and Google Streetview (Looking North) of CO 133 & Weant Boulevard/Lewies
Lane

Based on a volume of 7,100 vehicles and a posted speed limit of 35 mph, both guides recommend a RRFB
(see Figure 2 and Figure 3). However, both guides also recommend geometric treatments in tandem with
crossing treatments. Given the nature of the crossing in a school zone, it is recommended to implement a
pedestrian refuge island, curb extensions, and school zone speed reduction alongside an RRFB.

The posted school zone and design speed at this location should be reduced to 30 mph, given its close
proximity to two schools and a neighborhood. School zone speed limits vary around the state, but CDOT
caps speed limits for residential districts at 30 mph. Curb extensions and a pedestrian refuge island on the
north side of the intersection, as with the previous two intersections on CO 133, will slow traffic and
narrow crossing distances. New high-visibility crosswalk markings, signage, and an RRFB will draw drivers’
attention to the crosswalk. If following implementation and the collection of data on driver speeds, field
observations, and qualitative input from community members, this intersection is still considered
uncomfortable, a PHB may also be considered.
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Table 4: Characteristics of CO 133 & Weant Boulevard/Lewies Lane

Attribute Description

Control type Uncontrolled

'(Ac\'gg'lTTraffic Data Explorer, 2020) 7.100

Posted speed limit 35 mph (35 mph when flashing)
Number of travel lanes Multilane without raised median
On-street parking No

Adjacent to school Yes

“NEED a ped/bike crossing across 133 to connect the residential areas to
Montessori

Too far in both directions to get to an adequate crossing of 133 (crossing
are too infrequent on 133)"

"Add a roundabout or ped/bike crossing would help make this crossing
safer. Without any infrastructure support, people will continue to play the
dangerous frogger game across this bend in 133. A connector path past
Ross to Keaton and RVR would be ideal.”

“This is a major intersection leading from town to a school and park with
playground, and the nearest "protected" crossings are a good distance

Public comment(s) away. It needs a crosswalk with pedestrian activated lights for the safety
of the children.”

“Safe Routes to Schools are essential - not merely nice-to-have!

The current configuration at this intersection adjacent to Ross Montessori
school is unacceptable. CDOT has insisted on a 35 mph speed limit, and
the same speed limit for the school zone. The school zone speed limit
signs instead of slowing traffic down seem to give drivers permission to
drive faster on either side of the school zone (even though the adjacent
speed limit is still 35 mph).

A slower speed limit along the whole 133 corridor, and 25 mph school
zone is an essential start, as is a signalized crossing to provide a safe
route to and from the school!”

Possible geometric treatments  Pedestrian refuge island, curb extensions, road diet, speed reduction

High-visibility crosswalk markings, nighttime lighting, crosswalk warning
signs, signage
Crosswalk treatments AND
Without geometric treatment: PHB or signal
With geometric treatment: RRFB

Speed reduction during school zone time, pedestrian refuge island,
Recommended treatment curb extensions, high-visibility crosswalk markings, RRFB (including
nighttime lighting, crosswalk warning signs)
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5. Future Crossings in North Downtown between 8th Street & 2nd
Street

North Downtown, the area north of the Rio Grande Trail and between 8" Street and 2"¢ Street (see Figure
8) is predominantly industrial. In the past few years, however, there are new residential developments in
the southeast corner just west of 2" Street; this land useis likely to continue replacing some of the older
industrial uses throughout the rest of the area.

While future development patterns and the street network remain uncertain, the town has an opportunity
to ensure new crossings provide access to key destinations, continuity of low stress corridors, and
connectivity throughout the area. Given assumptions based on existing traffic patterns in Downtown and
North Downtown and recommendations made as a part of the Comprehensive Plan, future streets will
have relatively low traffic volumes, lower speeds, and two lanes.

The public has voiced concerns about speeding along Merrill Avenue and poor connectivity between
Downtown and North Downtown. Current crossings of the Rio Grande Trail at 8t Street and 4"
Street/Merrill Avenue can be improved, and new connections might be established along 7t Street and
2nd Street.

Based on a volume of under 9,000 vehicles and a posted speed limit of 20 mph, both guides recommend
crosswalk markings and signage (see Figure 2 and Figure 3). The FHWA guide also suggests a raised
crosswalk, in-street pedestrian crossing sign, curb extensions, and pedestrian refuge island. As this area
expands, it is recommended that crossings include high-visibility markings, signage, and nighttime
lighting.

Speeds are slow enough that these elements should be sufficient to begin with, but given future street
characteristics, it may be appropriate to include additional signage, a raised crosswalk, and/or curb
extensions to lower design speeds. These additional elements should be considered based on the unique
conditions at each intersection.
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Figure 9: Google Streetview (Looking North) of Rio Grande Trail & 4™ St/Merrill Ave
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Table 5: Characteristics of Future Crossings in North Downtown between 8" Street & 2™
Street

Attribute Description

Control type Uncontrolled
(Acgg'-l!-Trafﬁc Data Explorer, 2020) <3,000
Posted speed limit 20 mph
Number of travel lanes Two lanes
On-street parking TBD
Adjacent to school TBD

"Not enough bike/ped crossing/connection between Downtown and
Downtown North”

"Add speed easing features. Current speed limit is 20mph and should
Public comment(s) remain that way. Lots of additional traffic on this road. Need to
encourage drivers to go slow.”
[Re: 4th St & Rio Grande Trail]
"Add a stop sign here. It is just as busy as 8th, with no stopping required
by traffic crossing the Rio Grande.”

Possible geometric treatments  Curb extensions

High-visibility crosswalk markings, nighttime lighting, crosswalk warning

Crosswalk treatments . . . . . . .
signs, signage, raised crosswalk, in-street pedestrian crossing sign

High-visibility crosswalk markings, nighttime lighting, signage
Recommended treatment Optional additions: curb extensions, raised crosswalk, supplemental
signage

Source: Google Maps, CDOT Traffic Data Explorer (2020), Carbondale Kaleidoscope, Fehr & Peers.
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Glossary of Enhanced Crossing Treatments

Figure 10: High-Visibility Continental Crosswalk Markings
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Figure 11: Nighttime Crosswalk Lighting
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Figure 12: Signage Options (Source: Manual of Uniform Traffic Control Devices (MUTCD))
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Figure 14: Raised Crosswalk
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Figure 15: Pedestrian Refuge Island

Figure 16: Rectangular Rapid Flashing Beacon (RRFB)
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Figure 17: Pedestrian Hybrid Beacon (PHB)
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CHART CARBONDALE

Town of Carbondale
511 Colorado Avenue
Carbondale, CO 81623
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