
1 
 

MINUTES 
CARBONDALE HISTORIC PRESERVATION COMMISSION 

January 6, 2022 

CALL TO ORDER 
Nick Miscione called the in-person/virtual January 6, 2022, meeting to order at 6:30 p.m. 

 
ROLL CALL 
The following members were present for roll call:  
 

Members:  
 

Nick Miscione, Chair 
John Williams, Member 
Eric Sechrist, Member 
Kim Magee, Member 
Melissa Jones, Member 
Heather MacDonald, Alternate 

Town Staff Present: 
 
 

John Leybourne, Town of Carbondale Staff Liaison 
Kae McDonald, Boards & Commissions Clerk 
 

CONSENT AGENDA 
Motion Passed: Melissa Jones moved to approve the Carbondale Historic Preservation Commission 
(CPHC) meeting minutes from November 4, 2021.  John Williams seconded the motion, and it was 
unanimously approved. 
 
PERSONS PRESENT NOT ON THE AGENDA    
There was no one present, not on the agenda, to address the CHPC. 
 
DISCUSS POTENTIAL IMPACTS OF DEVELOPMENT IN DOWNTOWN NORTH ON THE HISTORIC 
COMMERCIAL CORE AND POSSIBLE CONTACTS TO FURTHER THAT DISCUSSION    
Nick opened the discussion by noting that after reading through the November meeting minutes the topic 
seemed worthy for discussion. 
 
Kim noted that Eric had left his notes with her and reminded the commission members that Eric had also 
sent out an email in November highlighting this topic.  She noted that his main point was to change the 
name of the area. 
 
John Williams agreed and pointed out that the area identified as Downtown North in the Comprehensive 
Plan Update used to be called the Overlook area.  He thought using the term Downtown North was 
simplified and preferred a designation that didn’t refer to a second downtown area such as an enterprise 
zone. 
 
Kim read Eric Doud’s email: 
 
 “I believe this area is misnamed. Carbondale has a Downtown which is currently underdeveloped. 
Its empty lot inventory can meet future needs for a very long time. What we do NOT need additional zone 
which potentially competes with this existing commercial core. And with a re-zone, we do NOT need to 
displace existing uses that houses many small business and local jobs. 
 
I believe the area needs a name that has connotations which retain and actually improves Carbondale's 
small business, craftsman and artistic base ... a name like an Enterprise Zone that provides an incubator 
environment for existing and emerging creative enterprises. This would have a "mixed use" of small 
warehouses, live work studios, artist collectives and the pre-existing light industrial businesses. Coupled 
with this would be housing component specifically targeting essential service families and local wage 
earners. It could also contain neighborhood scale retail such that those working and living in the area 
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could walk to services. All of this needs to be kept at a 2-story level and have a good mix of open green 
spaces such that Carbondale retains is "small town" character. …” 
 
John Williams added that while the area is conducive to small businesses and craftsmen, the area should 
also encourage residential development to maintain pedestrian access although a large parking lot may 
be needed. 
 
Kim suggested a lot and block configuration with an alley where business fronts are pedestrian friendly.  
She added that the buildings shouldn’t be more than 2 ½ stories. 
 
Nick thought the area could support a creative live/work district. 
 
Kim agreed but cautioned against businesses competing with those along Main Street. 
 
Heather referred to the Third and Fourth Street area of Silverthorne which was redeveloped to function as 
the town’s downtown area. 
 
Kim pointed out that there were numerous requests for a hotel in the Comprehensive Plan Update 
charrettes.  She thought that potential was limited if the buildings could only be 2 ½ stories high. 
 
Heather suggested a patio/bar on the roof could function as a “third story.” 
 
John Leybourne thought it was a good concept but wasn’t sure how receptive Carbondale residents 
would be to the idea. 
 
John Williams commented that whatever is done, it is important to maintain the character of the current 
Main Street area, especially between 3rd and 4th streets.  He thought a smaller hotel near Thunder River 
Theater might be appropriate but wouldn’t like to see it directly on Main Street. 
 
Nick thought it might be useful to communicate with the current owners of the Downtown North parcels 
and get a sense of their intent. 
 
John Leybourne replied that the owners are involved with the Main Street Marketplace construction and 
didn’t think they had any plans for the Downtown North area yet. 
 
Eric Sechrist asked what the difference in zoning was between Downtown North and Dolores Way. 
 
John Leybourne replied that Dolores Way is part of the Kay Planned Unit Development which includes 
residential space while Downtown North is specifically industrial. 
 
Nick pointed out that availability for live/work space might be dictated by market demand.  He agreed with 
John Williams that retail might push residential units out of Downtown North and ultimately compete with 
the Main Street businesses. 
 
John Williams added that he would like to see more residential units available for ownership rather than 
just as rentals.  He didn’t think residential rentals were a good way to build a town to last. 
 
Nick cautioned not to forget the demographic that doesn’t have much voice. 
 
Eric Sechrist pointed out that the area comprising Downtown North is one of the most paved in 
Carbondale.  He would like to see more greenspace to benefit residents and workers. 
 
Heather reminded the commission members that residential units, greenspace, and better access were 
all mentioned during the Comprehensive Plan Update charrettes. 
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Kim added that Eric Doud had highlighted those needs in his email and commented that more sidewalks 
are needed, as well. 
 
John Leybourne announced that revisions to the Comprehensive Plan Update (in both English and 
Spanish) will be available on January 25th and will be discussed at the January 27th Planning and Zoning 
Commission meeting.  He noted that all boards and commission members will be emailed a copy. 
 
2022 GOALS AND OBJECTIVES    
John Leybourne noted that this agenda item was added to get commission members thinking about what 
they would like to discuss at the February meeting. 
 
Kim noted that Eric Doud has suggested next steps including design standards for the Old Town 
Residential and updating the review process. 
 
Nick suggested reviewing ways to increase the commission’s annual budget. 
 
Eric Sechrist reminded the commission members that they had been discussing operating procedures 
and authority prior to being sidetracked with the Comprehensive Plan update. 
 
John Leybourne pointed out that those topics have implications for the Municipal Code and will involve 
the Board of Trustees. 
 
John Williams would like to discuss the process for TOC staff to notify the Commission when pertinent 
building permit applications are submitted. 
 
Nick would like to explore ways to demonstrate the unacceptableness of the current 234 Main process. 
 
John Leybourne reminded the commission members that both the Board of Trustees and Planning and 
Zoning Commission instructed the Historic Preservation Commission to wait until after the 
Comprehensive Plan Update was completed to gauge how community members felt about Historic 
Preservation, especially in the Historic Commercial Core and Old Town Residential. 
 
Nick suggested pulling together a “Lessons Learned” packet on 234 Main. 
 
John Leybourne reminded the commission members that the current language is “Owner Consent to 
Landmark.” 
 
Eric Sechrist thought it was odd that the building owners were allowed to demolish the structure without a 
plan. 
 
John Leybourne reminded the commission members that while 234 Main could be listed as a local 
Structure of Merit, it didn’t meet the criteria for landmarking.  He also noted that when the Historic 
Preservation Commission was established, the community members desired that any landmarking was 
completed with owner consent. 
 
ADJOURNMENT 
The January 6, 2022, regular meeting adjourned at 7:25 p.m. The next regular meeting is scheduled for 
February 3, 2022, at 6:30 pm. 



4 
 

From:                         Eric Doud 
To:                             Kae McDonald 
Cc:                              Eric Sechrist; Heather Macdonald; Janet Buck; Jess Pederson; John  
Leybourne; John Williams; Kim Magee; Melissa Jones; Nick Miscione 
Subject:                     Re: HPC Agenda/letter for packet? 
Date:                          Thursday, November 4, 2021 2:01:01 PM 
Nick and All, 
This is a comment I wrote in the discussion section of the Com Plan Update concerning North  
Downtown. It, I believe, has seen very few visitations but plays into planning background for the  
Historic Core. 
 
"I believe this area is misnamed. Carbondale has a Downtown which is currently underdeveloped. Its  
empty lot inventory can meet future needs for a very long time. What we do NOT need additional zone  
which potentially competes with this existing commercial core. And with a re-zone, we do NOT need  
to displace existing uses that houses many small business and local jobs. 
 
I believe the area needs a name that has connotations which retain and actually improves  
Carbondale's small business, craftsman and artistic base ... a name like an Enterprise Zone that  
provides an incubator environment for existing and emerging creative enterprises. This would have a  
"mixed use" of small warehouses, live work studios, artist collectives and the pre-existing light  
industrial businesses. Coupled with this would be housing component specifically targeting  
essential service families and local wage earners. It could also contain neighborhood scale retail  
such that those working and living in the area could walk to services. All of this needs to be kept  
at a 2 story level and have a good mix of open green spaces such that Carbondale retains is "small  
town" character. 
 
It has been said the Carbondale is looked to as a leader in progressive thinking. We really need to  
apply some creative thinking to what this area becomes. The above description of an Enterprise Zone  
is not typically found in zoning language and if successfully written, it could become a leading  
vision of a great future. We certainly don't need more of the same commuter driven development." 
Eric Doud 
: 
<20211104 - HPC Comp Plan Updates Support Letter - Rev 1.pdf> 
 
 


