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MINUTES 
CARBONDALE HISTORIC PRESERVATION COMMISSION 

May 5, 2022 

CALL TO ORDER 
Nick Miscione called the in-person/virtual May 5, 2022, meeting to order at 6:34 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 
Jess Pederson, Member 
Heather MacDonald, Alternate 

Town Staff Present: 
 
 
Guest 

John Leybourne, Town of Carbondale Staff Liaison 
Kae McDonald, Boards & Commissions Clerk 
 
David Wall, Owner, 82 Main Street 
 

  

CONSENT AGENDA 
Motion Passed: John Williams moved to approve the Carbondale Historic Preservation Commission 
(CPHC) meeting minutes from April 7, 2022.  Jess Pederson 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 Commission. 
 
82 MAIN STREET COURTESY REVIEW    
David Wall explained that 82 Main Street is a gateway corner into Carbondale and while they won’t be 
changing the square footage of the buildings on the property, they are converting them into four small 
ADA compliant business offices.  He noted that as part of the conversion the only difference to the 
building will be to change the plane of the fascia line, so it is a straight across the north façade (facing 
Main Street) allowing the doors and windows to be placed at the same height.  David added that some of 
the windows will also be converted to doors and the buildings repainted.  He commented that there will be 
an interior community area and a shared, ADA-compliant bathroom. 
 
Questions For Staff: 
John Leybourne commented that the building was built in 1950, thereby fitting the criteria for a courtesy 
review because it is 50 years or older and is located within the Historic Downtown Area. 
 
Questions for Applicant: 
John Williams asked if the gable is removed how will the roof tie into the second floor. 
 
David replied that the functioning roof is flat, and the gable area is hollow and not useable, so the east 
and west ridgelines will dive into that space. 
 
Jess asked if the building would be re-sided. 
 
David replied that they will keep the siding as is.  The east side of the building is the original transite 
shingles, there is some T1 11, fiberboard siding and pro panel skirt.  He pointed out that the color scheme 
will change -- the walls will be painted green with white trim and the roof will be brown. 
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Nick asked if it was one of the five lots annexed into the Historic Commercial Core. 
 
John Leybourne clarified that it was incorporated into the Historic Commercial Core in 2014. 
 
John Williams asked if the flat roof was structurally sound and up to code.  He asked if the building 
department would review the building permit and expressed concern that the flat roof would continue to 
hold up to the snow load. 
 
David explained that the roof has an EPDM membrane, it has worn well and there haven’t been any 
leaks.  He noted that a new membrane will be applied when the roof is updated and expressed his 
confidence that the roof is structurally sound. 
 
Jess asked what the roof will be composed of. 
 
David replied that it will be an asphalt shingle roof. 
 
Jess expressed his support for adapting an old building to a new use, especially if some order is put into 
it.  He noted the opportunity to improve the appearance of the entrance into Carbondale. 
 
John Williams asked what the plans for parking and landscaping are. 
 
David replied that the plans had not yet been finalized, partly because a section of the property crosses 
Town of Carbondale right-of-way, so they need to negotiate access through it.  He added that they will 
maintain the existing fruit trees and add other vegetation for curb appeal.  He noted that they will address 
the three juniper trees at the corner of the property as they work their way to the outer property line.  
David pointed out that there will be parking on the back of the building that will be accessed from 
Snowmass Drive, there will be room for parking on the east side as well as along Main Street and as 
much of it will be ADA accessible as possible. 
 
Kim expressed her appreciation for what they have done to the property so far. 
 
Heather asked what materials will be used for the covered patio. 
 
David explained that the cover will be translucent and is designed to handle the snow load.  He noted that 
two of the offices won’t have indoor access to the bathroom and the covered area is meant to protect 
from the elements and capture light. 
 
Heather asked if the kitchenette would have a glass door. 
 
David replied that it will be a six-panel fiberglass door to provide additional security.  He noted that there 
is a large skylight in the office to add additional natural light. 
 
Deliberation: 
Heather commented that she would have liked to see a more complete roof plan. 
 
Kim commented that it looks much better than before. 
 
Eric Sechrist asked how the zoning worked for converting a single-family residence into commercial 
space. 
 
John Leybourne explained that it was rezoned in 2014 as part of the Historic Commercial Core, and the 
residential aspect has been a nonconforming use, so there isn’t a problem. 
 
John Williams commented that he would like to note whether the flat roof is structurally sound on the 
building permit. 
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Jess pointed out that if they modify it, the building inspector can comment, but if they leave it alone the 
building inspector doesn’t have a say. 
 
TASK FORCE MEMO: RECOMMENDATIONS FROM INCOMING MAYOR AND RESPONSE FROM 
HISTORIC PRESERVATION COMMISSION CHAIR    
Nick explained that this agenda item revolves around the memo sent by Eric Doud to Historic 
Preservation Commission members and Town of Carbondale staff outlining goals for the immediate and 
distant future; a copy of the memo was included in the meeting packet. 
 
Kim commented that Eric Doud shared the memo with the task force, and it met her approval. 
 
John Williams noted that they have been moving forward on Task #1 and will be communicating with 
property owners that expressed an interest in a plaque shortly.  He added that they plan to order the 
plaques in two or three weeks with the goal of installing them in June and July.  He pointed out that they 
have opted to eliminate the QR code and if property owners have a historic photo, they will add it to the 
plaque.  He asked how to deal with the financials. 
 
John Leybourne explained that there needs to be a final tally and the total cost of the plaques submitted 
to the Finance Department for processing; he suggested adding an additional two weeks onto the timeline 
for processing. 
 
Kim informed the commission members that she has received one request from a property owner (222 
2nd Street) for a plaque and, while the home was built in 1883, it is not a Structure of Merit.  She asked if 
there was a way to approve a plaque even though it hasn’t been included in a survey yet and expressed 
her enthusiasm for including it. 
 
Nick asked what the purpose of the plaques was: is the Historic Preservation Commission trying to 
acknowledge Structures of Merit or just giving plaques to owners of historic buildings? 
 
John Williams replied that the goal is to acknowledge historic buildings and pointed out that the home at 
222 2nd Street is historically important. 
 
Eric Sechrist asked if the Commission could request that the building be included in a SOM survey. 
 
John Leybourne answered that they could with the approval of the consultant that is conducting the 
survey.  He noted that property owners can also pay for a survey to be completed. 
 
Kim added that the bottom line is recognition of what’s historic and help property owners value their 
buildings.  She noted that the plaque for 222 2nd Street wouldn’t list that it is a Structure of Merit, but she 
thought the property owner should still be able to get a plaque.  She pointed out that based on her 
reading of the various Structure of Merit surveys, that designation seemed subjective and the criteria for 
the surveys wasn’t consistent. 
 
Nick replied that the Town of Carbondale funds are specified for acknowledging Structures of Merit and 
this would get away from that intent. 
 
Eric Sechrist agreed with Nick and pointed out that there are criteria for a building to be designated a 
Structure of Merit and if the plaques are used to designate buildings that don’t fulfill those criteria, it 
dilutes the intent. 
 
Nick wondered if another survey could be done. 
 
John Leybourne noted the past surveys have been focusing on certain parts of town. 
 
John Williams again emphasized the historical importance of 222 2nd Street. 
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Heather suggested compiling a list of buildings that could be included in the next survey. 
 
John Williams referred to Task #2 and noted that the Thompson House and the Dinkel Building should be 
designated local landmarks. 
 
John Leybourne reminded the commission members that the Thompson House is on the National 
Register of Historic Places and because of divergent language in the Town of Carbondale Landmarking 
requirements, the Thompson House can’t be designated a local landmark.   He added that a courtesy 
review for the Dinkel Building may be forthcoming and might be an opportunity to promote landmarking it. 
 
Nick wasn’t sure that each bullet point needed to be addressed and noted that in his response to the 
memo he noted the costs associated with some of the endeavors.  He suggested allocating money to hire 
a grant writer to assist in finding the funding needed.  He wondered whether it made sense to spend a lot 
of time discussing some of the tasks without the concomitant funding to complete them. 
 
John Leybourne commented that the History Colorado grants are straight forward.  He pointed out that 
previous commission members have taken up the task to amend the design guidelines. 
 
Nick agreed they could do it again if needed but noted it will add to commission member workload.  He 
wondered if additional planning staff might be able to help once they are hired. 
 
John Leybourne noted that while staff changes might be coming up, it wasn’t clear if staff will have the 
time to assist.  He also pointed out that Eric Doud’s memo was based on a conversation with one of the 
seven Board of Trustees and other Trustees might have divergent opinions. 
 
Kim asked if fundraising is under the Historic Preservation Commission’s purview. 
 
John Leybourne answered in the affirmative and pointed out that commission members have worked the 
beer tent at Mountain Fair. 
 
Nick thought there were good opportunities to generate funding and reiterated his opinion that discussing 
the tasks won’t be practical until they can find a source of income. 
 
John Leybourne reminded the commission members that the basic concept of the design guideline 
amendments was presented to the Planning and Zoning Commission, but the language wasn’t folded into 
the Design Guidelines.  He pointed out that once the amendments are folded into Chapter 16 and the 
Unified Development Code it needs to go before the Planning and Zoning Commission or the Board of 
Trustees for approval.  
 
Eric Sechrist asked for confirmation on the next steps in amending the design guidelines: 1) fold in the 
changes; 2) recommend approval as a commission to the Board of Trustees; 3) present to the Board of 
Trustees for approval. 
 
Nick thought that Eric Doud was already working on updated language for the design guidelines. 
 
Kim answered in the affirmative. 
 
Eric Sechrist asked John Leybourne what a realistic cost for Task 4 would be. 
 
John Leybourne thought $30,000.00 should cover the cost but agreed to doublecheck that figure. 
 
ADJOURNMENT 
The May 5, 2022, regular meeting adjourned at 7:55 p.m. The next regular meeting is scheduled for June 
2, 2022, at 6:30 pm. 
 


