
MINUTES 
CARBONDALE HISTORIC PRESERVATION COMMISSION 

September 3, 2020 

CALL TO ORDER 
Nick Miscione called the virtual September 3, 2020 meeting to order at 6:35 p.m. 

 
ROLL CALL 
The following members were present for roll call:  
 

Members:  
 

Nick Miscione, Chairperson 
Jess Pederson, Member 
John Williams, Member 
Carol Klein, Member 
Kim Magee, Member 
 

Town Staff Present: 
 

 

John Leybourne, Staff Liaison  
Kae McDonald, Boards & Commissions Clerk 
 
 

CONSENT AGENDA 
Motion Passed: John Williams moved to approve Carbondale Historic Preservation Commission 
(CPHC) meeting minutes from August 6, 2020. Kim Magee seconded the motion, and it was 
unanimously approved.  
 
PERSONS PRESENT NOT ON THE AGENDA    
There was no one present, not on the agenda, who wished to address the board.  
 
PROPOSED LANGUAGE CHANGES TO THE UNIFIED DEVELOPMENT CODE (UDC) AND 
MUNICIPAL CODE 
Nick asked subcommittee representative John Williams to summarize the outcome of meetings held since 
the last Historic Preservation Commission meeting.  John responded that the subcommittee includes 
himself, Eric Doud, and Kim Magee.  All three subcommittee members attended the first meeting, and 
John and Eric met with an outside interested party (Eric Sechrist) for a second meeting.  At the first 
meeting, the subcommittee reviewed the general concepts and voiced their opinions, but no concrete 
recommendations were elicited from the first meeting.  The second meeting followed a similar format to 
the first, but Eric Doud and John convinced Eric Sechrist to submit his application to become a member of 
the Historic Preservation Commission.  In summary, John voiced his opinion that he would like to amend 
the verbiage surrounding the 180-day stay from “may” to “shall” in order to give the Historic Preservation 
Commission and the Town ample time to find alternatives. 
 
Nick noted that the verbiage mentioned by John Williams is in Chapter 16 of the Municipal Code, which is 
only considered by the Board of Trustees.  He suggested reviewing any proposed changes to the UDC 
first, because those changes must also be approved by the Planning and Zoning Commission.  He also 
suggested that any proposed changes include the Old Town Residential (OTR) as well as the Historic 
Commercial Core (HCC) in the review process. 
 
John Leybourne reminded the commission members that when these regulations were first proposed, 
there was conflict over the verbiage “should” versus “shall.” 
 
Nick reviewed the language in the UDC Chapter 16.4.140g: 
 

“Suspension period. During the period of suspension of an application for issuance of a 
permit for relocation, demolition or alteration, the CHPC may take any action authorized 
to it that it deems necessary and consistent with the purposes and intent of this Chapter 
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to preserve the structure, including, without limitation, consulting with civic groups, public 
agencies and interested citizens; recommending acquisition of the property by private or 
public bodies or agencies; exploring the possibility of moving buildings that would 
otherwise be demolished; and salvaging building materials and looking for alternatives to 
the proposed action which will not have any adverse impact on the historic significance of 
the structure. If an individual landmark designation has not been completed during the 
180-day period or an alternative resolution has not been reached by mutual agreement, 
the Town shall issue a permit if all other requirements of the permit process have been 
met.” 

 
He highlighted the word “may” in the first sentence and asked John if it makes a difference to 
change that word to “shall.” 
 
Jess pointed out that it would give the owners an incentive to work towards a solution—either 
accept the 180-day stay before demolishing the building, or spend that time trying to find a 
solution acceptable to all involved. 
 
John added that it might also make the building owners more willing to work with the Historic 
Preservation Commission, as well as giving the Commission more leverage to save historic 
buildings. 
 
Nick reiterated the idea of including the OTR in the review process and making the review 
mandatory.  It is important to have the support of the P & Z Commission when it goes before the 
Board of Trustees, because it is unlikely to pass without the P & Z’s support.  He also reiterated 
reviewing the UDC for proposed amendments first before moving on the Chapter 16 revisions. 
 
Jess responded that the language is one thing, but he would like to have an overall conceptual 
alternative to the current process because the regulations as written are just suggestions. 
 
John Leybourne pointed out that there are specific design requirements for the Historic 
Commercial Core in the UDC and many of the design requirements are restrictive and hard to 
adhere to. 
 
Nick also pointed out that the burden of compliance is on the building owner or developer and it 
seems to him that other Commission members are asking for even more restrictions.  All of these 
restrictions come with a cost, and it is affecting what kinds of commercial enterprises can do 
business in the HCC. 
 
Jess acknowledged this fact, but also feels like there is a gap between the two extremes. 
 
John Williams suggested that it can go the other way if building owners follow the HCC design 
guidelines because there is value in preserving history. 
 
Nick agreed, but it was his perception that while people may eat lunch or dinner in the downtown 
restaurants, they are shopping along Highway 133.  He isn’t sure why retail doesn’t seem to 
succeed downtown, especially compared to that along Highway 133. 
 
John Williams disagreed that the restrictive design guidelines were keeping retail establishments 
from downtown—he felt like it had more to do with online shopping than anything. 
 
Jess mentioned that a lot of the historic buildings have lower rents. 
 
Kim acknowledged that these were all valid points and pointed out that when she came to 
Carbondale as a visitor, she noticed that there were very few places to purchase something to 
take home.  She would like to see more diversity in the HCC and wondered what could be done 
to attract new businesses in the historic spaces. 



Jess questioned whether it fell within the purview of the Historic Preservation Commission to 
worry about the economic diversity of the HCC. 
 
Kim pointed out that if the CHPC can expand their creative thinking and work towards attracting 
more commerce to the HCC, it might help preserve more historic buildings in the long run. 
 
John Williams agreed and would like to see more public outreach.  He is working with other 
members of the Mount Sopris Historical Society to complete the walking tour.  He also suggested 
writing a monthly historic column in the Sopris Sun. 
 
Jess picked up on that idea and suggested using buildings recorded during the Structures of 
Merit surveys as a start--one building could be highlighted every week, or even once a month. He 
also asked John Leybourne what the status was of 234 Main Street. 
 
John Leybourne indicated that they are going through the planning process.  He assured the 
commission members that they would see the final design as a courtesy review. 
 
Nick picked up on this point and reminded the commission members of the HCC Development 
Design standards listed in Chapter 17.5.7.7G (page 216, lower right-hand corner) of the UDC: 
 
G. Preservation of Historic Character 
1. HPC Guidelines 

Each building design is encouraged to be consistent with the "Historical 
Preservation Commission Guidelines" as adopted by the Historical Preservation 
Commission. The historic character of the commercial core should be preserved. 
New development and remodels in the historic commercial core shall give 
consideration to the historic, turn-of-the-century architectural style of the 
commercial buildings in this area. 

2. Demolition or Alteration of Structures 50 Years of Age or Older 
Proposals to demolish or alter a building 50 years of age or older shall require 
additional review by the Historical Preservation Commission consistent with Title 
19 of the Municipal Code. As used here, the terms "alter," "alteration," "demolish" 
and "demolition" shall have the meanings defined in Title 169 of the Municipal 
Code. 

3. Development Adjacent to Structures of Merit 
When development is immediately adjacent to a historical structure of merit 
identified by the Historical Preservation Commission in either the HCC zoning 
district or immediately adjacent zoning district, if deemed necessary by the 
approving authority to mitigate any adverse impacts to the historic structure, the 
approving authority may require building setbacks in excess of the minimum 
requirements set forth in this Code, above-ground step backs of building façades 
in excess of the minimum requirements of this Code, and/or such additional 
development measures are necessary to mitigate any impact to the historic 
structure of merit. 

 
Nick would like to see the language in paragraph 1 revised from “encouraged” to “required” and 
Provisions 1, 2, and 3 adopted for the OTR.  He thought it might be worth exploring the concept 
of incentivizing alternative compliance as it relates to historic preservation in both the HCC and 
OTR under Chapter 17.5.1.3F: 
 
F. Historic Resources 

The owners of any structures of merit may use alternative compliance only when 
doing so will result in the preservation of the historically significant character of any 
affected structure of merit. As utilized herein, the terms "alteration" and "demolition" 
shall have the meanings defined in Chapter 19.10 of the Municipal Code. 
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It was Nick’s opinion that by making these changes it would meet the CHPC’s current goals.  He 
would like to continue the discussion at next month’s meeting after the subcommittee meets 
again. 
 
John Williams asked if ADU’s were included as part of the incentives. 
 
John Leybourne reminded the commission that the incentives are outlined in Chapter 16 and are 
agreed upon between the building owner and the BOT.  ADU’s are not included as a possible 
incentive. 
 
OTHER BUSINESS 
John Williams asked if the Near New Shop needed a permit to replace the glass in the windows 
with insulated glass.  John Leybourne responded that as long as only the glass was replaced, it 
should be okay. 
 
John Williams also asked if anyone knew where to have Structure of Merit plaques printed.  After 
a quick internet search, Nick suggested contacting Atlas Signs & Plaques in Delta Colorado (970-
399-3122). 
 
ADJOURNMENT 
The August 6, 2020 regular meeting adjourned at 8:10 p.m. The next regular meeting is scheduled for 
September 3, 2020 at 6:30 pm. 
 
 


