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M E M O R A N D U M 
 
TO:      San Miguel County Planning Commission 
FROM:   Kaye Simonson, AICP, Planning Director 
RE:      A. Society Turn PUD and Subdivision Sketch Plan 
  B. Land Use Code Amendment to create MXD Mixed Use Zone District 
DATE:   February 11, 2021   
 Z:\Applications\2020_Genesee Properties, Inc._LUCA_Rezone_PUD_Society Turn 

Parcel\1 Staff Memo(s) and Resolution(s)] 
 

THE COMPLETE APPLICATION IS ONLINE AT https://societyturn.info/  
 
Background 
In 2019, the San Miguel County Planning Commission adopted an amendment to 
Section III, Future Land Use Element, of the Telluride Regional Area Master Plan 
(TRAMP), an element of the San Miguel County Comprehensive Development Plan, for 
the Society Turn Parcel (TRAMP Section III.N). 
 
The approximately 20-acre property is located at the southwest corner of Society Turn 
and abuts Highway 145 on the north and east.  The property extends across the river on 
the east end, with an area fronting on Society Drive opposite the Conoco.  The Telluride 
Wastewater Treatment Plant is accessed through the property from the east, the Source 
Gas/Black Hills Energy facility is accessed from the north, and the San Miguel Power 
Association substation is accessed from both the east and north.  Remine Creek Trail 
also crosses the site.  The property is zoned Planned Unit Development – Reserve 
(PUDR), which is a temporary zoning designation used until a site-specific development 
plan is proposed, at which time the property would be rezoned.  The PUDR zone district 
does not establish development standards or allowed uses. 
 
The intent, applicability and review standards for a Planned Unit Development are set 
forth in Section 5-14 of the Land Use Code.  As stated in LUC Section 5-1401: 
 

Planned Unit Development (PUD) is a subdivision procedure permitting variation 
of dimensional, permitted uses and parking standards to promote compliance 
with the County's Land Use Policies.  Specific purposes are: 

A. Promoting flexibility in the type, design and siting of structures to preserve 
and take advantage of a site's unique natural resources and scenic features 
and to avoid or mitigate any hazards; 

B. Encouraging efficient use of land and public streets, utilities and 
governmental services; 

C. Preserving open space; 

D. Achieving a compatible land use relationship with surrounding areas; and 

https://societyturn.info/
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E. Promoting multiple land uses and greater variety in the type, design and 
siting of buildings. 

F. Preserve and protect wildlife and wildlife habitat areas. 

Process 
(See Section I, pp. 5-8 of the Application) 
 
The purpose of this PUD is to establish the development standards and permitted uses.  
Sketch Plan is intended to address the general concept of a proposal.  If the Sketch 
Plan is approved by the BOCC, following Planning Commission review and 
recommendation, a more detailed application will be submitted for the Preliminary 
PUD/Subdivision.  The Preliminary PUD/Subdivision will include items that are 
considered a two-step review, including LUC Section 5-4 Areas and Activities of Local 
and State Interest/”1041” Environmental Hazard Review, although the application does 
include conceptual materials regarding those topics to help with the review of the 
proposal. 
 
Per LUC Section 3-7, Planned Unit Developments (PUDs) and Subdivisions require a 
five-step review process: 
 

1.  Sketch Plan PUD/Subdivision – Planning Commission Public Hearing 
2.  Sketch Plan PUD/Subdivision – Board of County Commissioners Public Meeting 
3.  Preliminary PUD/Subdivision – Planning Commission Public Meeting 
4.  Preliminary PUD/Subdivision – BOCC Public Hearing 
5.  Final PUD/Subdivision – BOCC final approval and signature 

 
For the Sketch Plan, LUC Section 3-702 A.I states, “The Planning Commission shall 
review an application containing the submission contents identified in Sections 4-3 and 
4-9 at a public hearing noticed pursuant to Section 3-9 and shall recommend approval, 
denial, approval with conditions or continuance (in accordance with Sections 3-703 and 
3-1006).  The Planning Commission may document its recommendation within a 
resolution recorded with the County Clerk and Recorder.” 
 
Submission requirements for Sketch Plan Subdivision and Planned Unit Development 
Reviews are set forth in LUC Sections 4-302 Maps; 4-303 Standards Report; 4-304 
Environmental Report; 4-305 Cultural Resource Report; 4-902 Phasing Schedule; 4-903 
Architectural and Landscaping Plan; and 4-904 Listing of Proposed Land Uses.  The 
application contains all required reports, maps and studies.  (See Application Section III, 
pp. 10-12 for a complete list.) 
 
Within one year of approval of the Sketch Plan, the Preliminary PUD and Subdivision 
application may be submitted for consideration.  The Planning Commission would 
provide a recommendation and the BOCC would be the final decision-maker.  Upon 
approval of the Preliminary Subdivision and PUD, the Final Plat would be submitted for 
review and approval by the BOCC.  The Final Plat includes a Subdivision Improvements 



3 
 

Agreement, which addresses the construction of infrastructure, and may include a 
Development Agreement, which outlines other terms and conditions for the 
development of the property. 
 
Consideration of a Land Use Code Amendment to establish the Mixed Use 
Development (MXD) zone district will occur concurrent with the Sketch Plan 
PUD/Subdivision.  Rezoning the property to the MXD zone district will be considered 
concurrent with the Preliminary PUD subdivision.  Both the LUC Amendment and the 
Rezone are two-step processes (LUC Section 5-18), requiring review and 
recommendation from the Planning Commission, with final approval by the BOCC in a 
public hearing.  
 
Location Map 
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Aerial Map 

 
 
Proposed Project 
 
A. Sketch Plan – PUD and Subdivision 
(See Application Section IV, pp. 12-22) 
The Society Turn project is proposed to create a number of development lots along with 
open space parcels and infrastructure. (See Exhibit C2 and Exhibit F.)  Five 
development parcels, or planning areas, are proposed within the subdivision, along with 
two open space/public use parcels and one parcel for wastewater treatment plant 
expansion.  The site is divided by Road A, which is accessed from Highway 145 on the 
north, and Road B, which extends eastward.  Roads C and D are the existing access 
drives to the wastewater treatment plant.   
 
Planning Areas 
In total, about 7.6 acres, or 38% of the site, would be available for private development, 
within five Planning Areas. The remainder would be for public uses, open space, and 
infrastructure.   Planning Area 1 is the Medical Center site (2.6 acres, Application 
Section 4.2.5).  Planning Area 2 (1.2 acres) is south of Road B and to the west of the 
wastewater treatment plant. Planning Area 3 (3.2 acres) is to the east of Road A and 
between Highway 145 and Road B.  Planning Area 4 (2.7 acres) is at the northeast 
corner of the site, north of Roads B and C and south and west of Highway 145.  
Planning Area 5 (0.5 acres) is to the south of Road B and to the east of the wastewater 
treatment plant.  The largest open space parcel (3.8 acres, Application Section 4.2.3) is 
along the San Miguel River and extends south to Society Drive; it is described in the 
plan as a County Public Use/Open Space Parcel, with development potential adjacent 
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to Society Drive.  This parcel is intended to satisfy the School and Open Space 
dedication requirements of LUC Section 5-8.   The other open space parcel (2.1 acres, 
Application Section 4.2.2), would be in the western tip of the property, where the gas 
facility is located.  It is intended to be passive open space, with a potential augmentation 
pond for irrigation.  The final piece is the 1.5-acre area for wastewater treatment plant 
expansion, to the west of the existing plant (Application Section 4.2.4).  The roads and 
infrastructure account for the remaining 2.3 acres.   
 

  
From Application Section 4.6.1 
 
Access and Circulation 
The main access to the site will be a new road from Highway 145 on the north, located 
a bit east of the existing driveway and referred to as Road A in the application.  Road B 
would extend to the west to the existing access drive that leads to the wastewater 
treatment plant (Road C).  As described in the Traffic Study (Exhibit I), Engineering 
Plans (Exhibit F), and CDOT Access Permit Application (Exhibit J), Road A would be 
the primary access point to the site.  The existing east drive would continue to be used 
for emergency and wastewater treatment plant access, but would not be available to 
general traffic due to the limited distance from the roundabout and the lack of room to 
create turn lanes on Highway 145.   
 
The applicant and their traffic consultant conducted an extensive consultation process 
with CDOT in preparing the traffic study.  As shown in Exhibit F and Exhibit I, 
improvements will be constructed on Highway 145, including a west-bound left turn 
pocket, east-bound acceleration and deceleration lanes, and dedicated left and right 
turn lanes from Road A (See Exhibit F, Sheet C-3).  As designed, these improvements 
will meet CDOT standards and take into account existing and proposed traffic 
measures, site distance, and separation from other intersections and driveways.  Traffic 
counts were based on a study done in the first week of March 2020, as well as CDOT 
counts conducted in July 2018 and adjusted according to CDOT standards for 2020. 
 
Internal roads are proposed to be private, maintained by the subdivision rather than the 
County.  They would be classified as Local Roads.  The roads as designed generally 
meet the requirements of LUC Section 5-5 Roads, Highways, Streets and Trails.  Lane 
widths are 12 feet on both Road A and Road B, and widen at intersections as needed.  
Sidewalks are provided, along with curb and gutters.  Sidewalk widths will need to be 
evaluated.  Roads C and D, which would only serve the wastewater treatment plant and 
provide emergency access, have 11-foot lanes with shoulders. 
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Land Uses 
The proposed land uses for the development parcels are based on those described 
within the Society Turn Master Plan (TRAMP Section III.N).  Allowable uses and 
densities are described in Section 4.3 of the application.  Section 4.4 states that the 
maximum total allowable uses will not exceed 334,848 s.f.  This is connected to the 
Town of Telluride’s ability to provide water and sewer to the project, as well as traffic 
capacity.  Baseline floor area is assigned to each type of use, but in recognition that as 
the site is developed, some uses may not fully develop, there is a maximum for each 
allowable use, allowing flexibility to meet market demands.  For example, there may be 
a need for more flex space but less office space.  While staying within the overall limits, 
one use could be increased with a corresponding decrease in another use category.  
The notable exceptions are the Medical Center site, which would retain all of its unused 
density/floor area, and employee housing, which would have no maximum.  Also, 
lodging would be limited to no more than 150 rooms total within the PUD, regardless of 
floor area.  

 
From Application Section 4.5 
 
When adopting the Master Plan amendment, the Planning Commission expressed 
reservations regarding whether there was a need for additional lodging in the region, 
and whether this location, away from the core activity areas of Telluride and Mountain 
Village, is appropriate and might generate more traffic as a result.  The applicant 
addresses this in Section 4.7 of the Application, in Exhibit U, Hotel Community Needs 
Analysis, and in Exhibit K, Transit Plan.  The draft MXD zone district (Section 523 
C.III.d) also provides guidance relative to community need, growth effects, 
transportation, type of facility and its associated amenities, and operational and 
management structure.   
 
Building Heights and Scenic Quality 
 
Land Use Code Section 5-505 B, Scenic and Major Highway (Highway Setbacks) 
identifies scenic and major highways.  Highway 145 along the north side is considered a 
“Major Highway" while the highway along the east side of the property is considered a 
“Scenic Highway.”  The LUC requires a 200-foot setback on the east and a 100-foot 
setback on the north, stating, “The purpose of the increased setbacks from scenic and 
major highways is to preserve the scenic quality and undisturbed, natural beauty of land 
located contiguous to highways in San Miguel County.”  The existing quality of the view 
along and across this property is both scenic, where the valley opens up at the top of 
Keystone Hill, and industrial, with the wastewater treatment plant, gas facility and 
electrical substation.   
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The modification to setback requirements is the primary PUD variance that is being 
requested.  Otherwise, all standards of the Land Use Code are generally met; 
modifications are minor in nature; or the LUC has a method for modification (i.e. 
parking).  The request, described in Section 4.8 and 4.14 of the Application and 
depicted in Exhibit B2, Scenic Corridor Plan, and Exhibit C2, Land Use Map, is to allow 
building setbacks of 72 feet on the north and 30 feet on the east, as measured to the 
property line.  Actual distances from the buildings to the highway edge would be 72-83 
feet at the Medical Center, 104-130 feet on the north, and 72-126 feet on the east.  
Parking is proposed to be allowed within 20 feet of the property line.   
 
Maximum building elevations would be set for each building, as shown on Land Use 
Exhibit C2 (see also p. 12 of this report; the first number is the elevation above sea level 
and the parenthetical number is height above the highway surface).  Tops of buildings 
would range from 13.5 feet above the highway surface at the Medical Center, 17 to 20 
feet at Planning Area 3, and 15 to 24 feet above the highway surface at Planning Area 4 
closest to the roundabout.   Three-story buildings would have the appearance of only 
one and a half to two stories as seen from the highway.  There would be significant 
vegetation to screen the development and direct sightlines to the valley.  The design 
guidelines would require natural colors and textures and prohibit reflective materials.  All 
lighting would be required to be fully shielded and directed down. 
 
Parking 
Parking is discussed in Section 4.9 of the Application and in Exhibits L1 and L2.   
Because of the mixed-use nature of the development, it is expected that providing all of 
the parking for each individual use would result in more parking than would be needed 
at any given time.  LUC Section 5-702 G allows modification of parking standards 
through a PUD, pursuant to the standards in LUC Section 5-1404 C.  The project is 
expected to have shared surface parking on the north side, as well as subgrade parking 
and some on-street parking.  The parking plan shows 602 parking spaces, excluding the 
Medical Center site.  The Land Use Matrix will identify the number of spaces that will be 
required for each phase of development.  There may be interim surface lots during 
development.  (See draft MXD zone district Section 5-323 E) 
 
Employee Housing 
Employee housing would be the only residential use allowed in the PUD; free-market 
residential development would not be allowed.  It is envisioned that employee housing 
will be located on the top floors of buildings, and would be built concurrent with the 
commercial development, but nothing would prevent the construction of a building that 
is entirely employee housing.  Each phase would be required to fully mitigate its 
employee housing requirement, although surplus housing could be credited to future 
phases.  The draft MXD zone district would allow additional building height of up to 12 
feet to facilitate construction of a 4th floor, provided that additional floor area was entirely 
dedicated to employee housing in excess of the required mitigation (Appendix I, Section 
323 D.VIII).   
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Employee housing is described in Section 4.18 of the Application and in Exhibit Q, 
Employee Housing Mitigation Plan.  Land Use Code Section 5-1303 A establishes 
employee housing mitigation rates based on the commercial floor area or number of 
proposed hotel rooms.  The Land Use Code dictates the number of units that must be 
provided, rather than the number of employees it must accommodate.  Based on the 
proposed uses and floor areas, 87 employee housing units would be required; the 
applicant expects those would be a mix of studio, one-bedroom and two-bedroom units 
within 49,407 s.f. (net).  The proposed ratio should be captured within the final PUD.  
The number of employee housing units could increase or decrease, depending on the 
uses finally developed. 
 
Environmental Resources 
A number of reports have been prepared regarding environmental conditions and 
natural resources, including Exhibit M, Wetland Report, Exhibit N, Wildlife Report, 
Exhibit O, Geologic Hazards Report, and Exhibit P, Geotech Report.  The Wetland 
Report was conducted primarily for the future highway improvements and notes a 
wetland area of about 0.02 acres along Remine Creek at the far west end of the site, 
and an area with some willows but no wetland characteristics along the highway.  
Exhibit M2 analyzes wetlands as defined by LUC Section 5-22.  The report concludes 
that the development proposal would have no direct impact on wetland areas, as 
defined by the US Army Corps of Engineers and by San Miguel County. 
 
The Wildlife Report notes that there is no known nesting, denning, breeding or 
production habitat on the property, but is known to be crossed by large ungulates at 
dispersed locations.  The report makes a determination that “wildlife value is already 
largely absent from the parcel.”  The majority of wildlife movement is farther east, on the 
Valley Floor.  The report notes that development of the property will substantially 
constrain or eliminate animal movement, but that the Remine Creek and San Miguel 
River corridors are preserved within Open Space parcels.  The report provides a 
number of recommendations to mitigate impacts related to trail use, lighting, dogs, trash 
control, helicopter flight paths that will minimize flushing, and wildlife-friendly fencing. 
 
The Geologic Hazards Report identifies most of the area proposed for development as 
stable with low risk of geologic hazards.  Steeper slopes are in the open space areas 
that won’t be developed, as are flood zones.  The large mound at the northeast corner 
of the site, which is proposed to be removed and used for construction on the site, is a 
glacial moraine.  Soils on the site have low to very low expansive potential. Both the 
Geologic Hazards Report and Geotech Report provide recommendations to mitigate 
conditions on the site. 
 
Exhibit R, Historical Survey Report, identifies two structures of interest.  The first is a 
wood structure, believed to be a loadout or tipple located on the embankment north of 
the river.  This structure is in the area that will be part of the County/Open Space parcel.  
The other structure is what appears to be the foundation of a small building, located 
near the north fence, just west of the large cottonwood tree.  There is no information on 
what the building might have been used for. 
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Architectural Review & Design Guidelines  
Exhibit T contains the draft Design Guidelines, which are discussed in Section 7 of the 
Application.  Because the site will be developed over time, possibly by a number of 
developers, an Architectural Review Plan has not been submitted as part of the PUD.  
The draft MXD zone district allows deferral of the Architectural Review Plan for 
individual lots until such a time as applications for development permits are submitted to 
the County.  There will be a Review Board established for the development that will 
have primary responsibility for review and approval of design elements. 
 
Utilities and Services 
The property will be served by the regional utility providers: San Miguel Power 
Association, Black Hills Energy, phone, internet and cable providers, waste providers, 
and Town of Telluride water and sewer.  In order to align with the Town’s ability to serve 
the property, there will be an agreement specifying when each phase of the 
development can be served.  Planning Area 1 can be served within the next 5 years, 
while Planning Areas 2-5 would be dependent on the availability of sewer service.  
Genesee would enter into an agreement with the Town regarding water and sewer 
service (Application Sections 6.3-6.6).   Additionally, the applicant will be designing an 
irrigation system to be used on Planning Areas 2-5.  This system will use an onsite well 
and an underground storage tank and will not use potable water for irrigation.   
 
Development of the property should include active and passive solar and energy-
efficient design to help meet County goals for carbon reduction.  The County’s current 
Prescriptive Energy Code and Green Building Standard, which are part of the Building 
Code, requires all commercial, multi-family and mixed-use buildings over 5,000 s.f. to 
design to LEED silver standards.  Since that was adopted in 2010, other measures have 
been developed that would meet or exceed the goals of the standard.  Section X.13 of 
the draft Design Guidelines (Exhibit T) contains “Green Building and Design 
Objectives.”   
 
Transit 
Exhibit K, Transit Plan, addresses multi-modal transit alternatives, including public and 
private buses and shuttles, pedestrian and bike paths and trails, and carpooling.  A Real 
Estate Transfer Assessment (RETA), as required by LUC Section 5-20, will be 
established and collected.  The RETA is used to fund transit and related projects, in 
partnership with SMART.  It is expected that the site will be served by SMART, initially 
just to the Medical Center and later to the rest of the development.  There would be one 
or more bus stops, at locations to be determined in consultation with SMART.  The 
ability to serve the site will depend upon SMART being able to maintain levels of service 
on current routes.  Any extension of a route has impacts on frequency of bus service.  
With CDOT limiting access to the north entrance, buses would have to travel past the 
roundabout, into the site, and back out to the north before returning to the main route.  
Discussions with CDOT should continue regarding the ability for transit to use the east 
entrance, even if limited to right-in and right-out movement. 
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The project includes a variety of non-motorized paths and trails. (See Exhibit F, sheet 
C-3 and Exhibit K, p. 3 for maps.)  There will be sidewalks within the developed area.  A 
paved trail will extend from the current underpass to the site, allowing all-season 
pedestrian and bike access to and from the Town of Telluride and Lawson Hill.  From 
the southwest end of the Medical Center parking lot, another trail connection will lead to 
the Lawson Hill open space, bridge, and ultimately the Keystone Gorge and Galloping 
Goose trail.  The Remine Creek trail will be re-routed to run along the north side of 
Highway 145, with a pedestrian crossing closer to the roundabout.  This location was 
determined in consultation with CDOT; the current crossing is in the general area of the 
new access point.  The trail realignment and site design could facilitate future 
construction of an underpass for the Remine Creek trailhead, but construction of that 
facility would be by an entity other than the Applicant.  It would not be part of this 
proposal.  The Remine Creek trail was an improvement associated with the Deep Creek 
Ranches PUD. 
 
Phasing  
As discussed throughout this report and in Section 4.17 of the Application, the site will 
be developed over time.  This is to ensure the Town of Telluride has sewer service 
capacity for the project.  Additionally, market demand will dictate exactly what uses are 
built.  The economic analysis upon which the plan is based looked at the regional need 
for office, retail, flex and lodging uses through 2040.  The applicant, upon recording the 
Final Plat, Subdivision Improvements Agreement, and Development Agreement, would 
convey the Medical Center parcel to the Telluride Hospital District; convey the 
wastewater treatment plant parcel to the Town, and the portion of the open space parcel 
south of the river to the County.  They would also begin construction of infrastructure, 
building the new north access and highway turn lanes, Road A, and trails, as shown on 
Exhibit F, sheet C-3.  Later road and circulation and road improvements would be built 
as shown on Exhibit F, sheets C-4 and C-5.  Transfer of the open space parcel north of 
the river to the County would not occur until development of Planning Area 5; prior to 
conveyance, there would be an easement enabling the County to use, operate and 
manage the area. 
 
Under Colorado Statute, vested property rights last for a period of 3 years from final 
approval of a site-specific development plan.  Vesting means development can occur 
using the land use regulations in effect at the time the application was approved.  
Because of the need to phase the project, and because most of the public benefits are 
being provided up front, the Applicant is requesting extended vesting rights for 25 years 
(Application Section 4.18).  The PUD will largely lock in most of the development rights 
with respect to uses and development standards.  The area most affected by length of 
vesting would be affordable housing mitigation; if not vested and housing mitigation 
requirements increase, more housing would be required, which would have a cascading 
impact on distribution of uses within the overall development as well as the sewer 
service agreement. 
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B. Land Use Code Amendment to adopt LUC Section 5-323 Mixed Use 
Development (MXD) Zone District, with related amendments to LUC Sections 3-
401, 3-501, 5-317, and Article 6. 
(See Appendix I) 
 
The draft amendment to the San Miguel County Land Use Code for the Mixed Use 
Development (MXD) zone district, LUC Section 5-323 is included in the Application as 
Appendix I.  The LUC amendment includes conforming changes to LUC Section 3-401 
(Administrative Review Procedures), 3-501 (One-Step Reviews), 5-317 (Planned Unit 
Development Reserve – PUDR), and Article 6, Definitions.  LUC Section 5-323 is a new 
section.  It is necessary to create the MXD zone district to implement the PUD. 
 
The draft zone district closely follows and builds on TRAMP Section III.N, Society Turn.  
It is conceivable that the MXD zone district could be used for other parcels in the future, 
if found to be suitable.  The MXD zone district requires all development to be reviewed 
pursuant to PUD and Subdivision standards and identifies items that must be included 
in the PUD and Subdivision plan.  It also establishes a future process for consideration 
of an Architectural Review Plan, either concurrent with the PUD itself, or in the future at 
the time of actual development.  This is necessary because development of the site will 
be phased; requiring architectural plans at this time would be premature.   
 
The proposed zone district lists allowed uses, substantially matching the Master Plan.  
Area and bulk requirements are largely determined through the PUD and will be 
contained in a Land Use Matrix, similar to that adopted for Lawson Hill.  Maximum 
building height is notable in that it will establish an above sea-level maximum elevation 
rather than a height based on existing or finished grade.  This is related to the scenic 
corridor requirements and is intended to set heights relative to the surface of the 
highway.  Height exceptions are proposed if the additional height is proposed to be 
used for the development of affordable housing in excess of the required minimum, and 
for roof appurtenances and architectural features.  There are no minimum or maximum 
lot sizes or setbacks specified in the proposed MXD zone because those will be 
determined in the PUD/Subdivision. 
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Site Plan  
(Exhibit B1) 
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Land Use Map 
(Exhibit C2)  
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Public Notice 
As required by LUC Section 3-903 D, a Notice of Public Hearing was published in the 
Telluride Daily Planet and Norwood Post on January 27, 2020.  Pursuant to LUC 
Section 3-903 B, the applicant posted the required signs on the property on or about 
January 10, 2021.  Pursuant to LUC Section 3-903 C, the applicant mailed written 
notice to all owners of record located within 500 feet of the subject property on or about 
January 6, 2021.  As a courtesy, on January 27, 2021 the Planning Department sent an 
email to all individuals who had indicated an interest in the project and provided an 
email address. 
 
Referral Agencies 
The proposed Land Use Code text amendment was sent to the following agencies.  
Those who responded are indicated in bold. 
 
 Aldasoro Ranch HOC, ARHOC Manager 
 Black Hills Energy, Construction Coordinator 
 CDOT, Utility Special Use Permit Manager 
 CDOT, Traffic & Safety - Permits Program 
 CDPHE, Environmental Protection Specialist 
 Colorado Geologic Survey 
 CPW, District Wildlife Mgr. 
 DWR, Well Commissioner / Augmentation 
 FAA, Airport Planner 
 Lawson Hill, LHPOC Manager 
 Last Dollar PUD, President 
 San Miguel County Assessor 
 San Miguel County Sheriff 
 San Miguel County Parks & Open Space 
 San Miguel County Road & Bridge 
 San Miguel County Attorney 

 San Miguel County Surveyor 
 San Miguel County Building Official 
 San Miguel County Site Inspector / OWTS 
 San Miguel County Manager 
 Sheep Mountain Alliance, Director 
 SMART, Director 
 SMPA, Member Services – Manager 
 SMRHA, Director 
 Telluride Fire Protection District 
 Telluride Hospital District 
 Telluride R-1 School District, Superintendent 
 Telluride Regional Airport, Manager 
 Town of Mountain Village 
 Town of Telluride 
 USFS, Norwood District Ranger

 
CPW, Mark Caddy: CPW expressed concern regarding the movement of elk across the 
parcel and in the surrounding area, recognizing that elk use of the parcel is limited.  
Recommendations are made regarding bear-proof trash receptacles, and using only 
non-fruiting non-invasive plants in the landscaping.  Finally, CPW recommends 
stormwater management practices that will limit silt and sediment loading to the river.  
These recommendations should be incorporated into the Preliminary PUD. 
 
FAA, John Sweeney:  The FAA notes concerns regarding residential development 
within the area.  The letter identifies forms that will need to be filed with the FAA for 
development on the property and for the Medical Center Helipad.  The Airport Impact 
Area (LUC Section 5-417) would be evaluated as part of the Preliminary PUD.  The 
Airport Impact Area and Height Zones have been mapped and are contained in 
Appendix D to the Land Use Code.  The very western tip of the property, which is 
proposed to be open space, is within the Airport Impact Area; all residential uses are 
outside the area.  The remainder of the property is covered by the height zones, but 
those are to control heights above the runway surface.  This property is approximately 
400 feet below the runway and the height limits are not applicable. 
 



15 
 

Lawson Hill Property Owners Company (LHPOC) Board of Directors:  The LHPOC 
notes the amount of commercial uses that would be allowed in the Society Turn 
development and expresses a desire to be able to add similar neighborhood 
commercial uses in Lawson Hill.  The County is generally in support of that idea, but 
such a change to the Lawson Hill PUD would require an amendment to the water and 
sewer service agreement with the Town of Telluride.  LHPOC also notes that Lawson 
Hill is a no-dog community and recommends that be extended to the Society Turn 
development in order to continue to protect wildlife corridors between the properties.  
This should be addressed in the Preliminary PUD. 
 
Last Dollar PUD HOA, Pete Wagner, President and Doug Tueller:  Last Dollar PUD’s 
primary issue with the proposed Society Turn PUD is that of traffic and to that end 
retained a traffic consultant, SM Rocha, whose comments are attached to their letter.  
Several questions are raised by SM Rocha regarding design specifics, including the 
depth of exit lanes on Road A; sidewalk widths of 6 feet instead of 8 feet; no bike lanes 
on Road A or Road B; intersection operation standards and level of service in 2040; 
whether the design for Highway 145 improvements meets CDOT standards. These 
items should be addressed in the Preliminary PUD. 
 
San Miguel County Sheriff, Bill Masters:  The Sheriff provided a letter supporting the 
project. 
 
San Miguel County Parks & Open Space, Janet Kask:  Parks and Open Space 
comments are a compilation of comments from the Parks Supervisor, members of the 
Open Space Commission, members of the Historical Commission, and Vegetation 
Control and Management.   Regarding Open Space Commission comments, they are 
wide-reaching, covering topics related to parks and open space but also more specific 
internal design and use issues.  Common themes are a concern for the impression the 
development will create at the entrance to the Telluride area, impacts on the trail 
system, and future use and development of the County open space parcel. 
 
Historic Commission members note the wooden tipple and recommend further 
research.  As the tipple is within the County open space parcel, it will eventually be 
dedicated to the County. They also asked questions about the glacial moraine at the 
northeast corner of the site; this is discussed later in this report. 
 
Rich Hamilton, Parks Supervisor, requested information regarding how the park land 
and school land dedications would work, and how the school land might be conveyed.  
Dedications are addressed in LUC Section 5-8.  School lands are dedicated to the 
County.  It is the responsibility of the Board of County Commissioners to determine if 
the dedication is suitable, and how and if it is conveyed to the School District.  He also 
asked about the presence of mill tailings in the area.  If present, they are not in the area 
proposed to be developed.  The applicant is undertaking preliminary analysis of this 
issue and will follow the recommendations of consultant and state.  This should be 
clarified in the Preliminary PUD when more detailed environmental review is conducted. 
Other questions included disposition of the historic structures; how the bridge and pond 
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will be built on the west open space parcel; realignment of the Remine Creek trail and 
the highway crossing; and the impact of a utility easement on the County open space 
parcel. 
 
Julie Kolb, Vegetation Control and Management, requested that a bond be placed on 
the development to ensure the management of noxious weeds post-construction.  Full 
landscaping of the site will occur over time, but in between phases, vegetation should 
be planted and maintained to control dust and prevent weeds from getting established. 
This should be addressed in the Subdivision Improvements Agreement. 
 
San Miguel County Surveyor, David Foley:  The County Surveyor provided a number of 
comments and questions regarding surveying, easements, and design.  These should 
all be addressed in the Preliminary PUD. 
 
SMART, Director, David Averill:  SMART raised a number of technical questions 
regarding the Traffic Study and the intersection design, as well as the specifics of the 
Transit Plan.  The need for more than one bus stop is noted.  Expanding bus routes to 
serve this property will have an impact on overall transit service.  SMART should be 
consulted and the Transit Plan updated prior to submission of the Preliminary PUD.     
 
SMPA, Brad Zaporski:  SMPA is in support of the project but has reservations regarding 
the proposed revision to access to the Telluride Substation, offices, warehouse and 
storage yard.  The project would result in an amendment to the access easement that 
was previously granted to SMPA.  At least once a week, an 80-foot semi accesses the 
site.  On occasion, 90-foot trucks bring in replacement equipment.  SMPA is concerned 
that semis will not be able to maneuver to the property through the rerouted easement, 
which would be off Road A and through the Medical Center parking lot.  Currently, some 
trucks access the site through the wastewater treatment plant site but staff has been 
told that that may not be possible in the future.  SMPA and the applicant should 
continue to work on finding a solution.   
 
Telluride Fire Protection District:  Jim Boeckel, Fire Marshal, noted that the location of 
fire hydrants should be field verified with the TFPD prior to installation.  John Bennet, 
District Chief, provided a letter in support of the project, noting that the COVID-19 
pandemic has highlighted the need for a larger medical center with expanded capability. 
 
Telluride Hospital District: Letters were received from Karen Winkelmann, CEO, 
Telluride Regional Medical Center, Dr. Diana Koelliker, Emergency Department 
Director, and Dr. Sharon Grundy, who is also the Public Health Officer for the San 
Miguel County Department of Health.  All wrote of the need for a new Telluride Regional 
Medical Center and the improvements in services that would be possible with a new, 
larger facility. 
 
Town of Mountain Village, Dan Caton, Mayor Pro-Tem:  The Town of Mountain Village 
supports the Society Turn PUD, noting the increased affordable housing, community 
amenities it will offer Lawson Hill residents, the overall mix of uses, and improved trail 
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and transit connections.  The Town also notes the dedication of land for public 
amenities and infrastructure, notably the medical center and the wastewater treatment 
plant.  The Town of Mountain Village maintains a 15% ownership interest in the 
wastewater treatment plant and recommends dedication be to all entities with an 
interest in the plant, not just the Town of Telluride, to ensure the plant can be expanded 
in the future to accommodate regional growth.  This should be discussed among all 
partners who have an interest in the Regional Wastewater Treatment Plant. 
 
Town of Telluride, Ron Quarles, Planning and Building Director:  The Town of Telluride 
notes that the public benefits (land conveyance for the medical center, wastewater 
treatment plant, and open space) are reasonable with respect to the overall 
development of the property.  The water and sewer service agreement with the Town 
should be finalized prior to Preliminary PUD.  A method to track land use approvals 
relative to that agreement will need to be developed to ensure development occurs 
within the timeframes and limitations of the agreement.  Recommendations are made 
regarding hotel uses and the need for current statistical data relative to the Hotel Needs 
Assessment, as well as site design and architecture.  The Town recommends reviewing 
the drainage and stormwater management plan to better handle pollutants within the 
discharge, and to discharge in a location that will not impact the wastewater treatment 
plant.  Finally, fire flow analysis will need to be conducted, and sewer main design 
should reflect work that will be done related to the wastewater treatment plant upgrade.  
The Town of Telluride’s comments should be addressed in the Preliminary PUD. 
 
Public Comments 
As of the writing of this report, comments have been received from the following: 
 
Bill Gordon wrote in support of the overall project.  Tri-County Health Network and 
Telluride Medical Center Foundation wrote in support of the project and specifically 
addressed the need for the Medical Center.  Telluride Mountain Village Owners 
Association provided a Resolution expressing its support for TRMC’s efforts to construct 
a new regional Medical Center. 
 
Last Dollar PUD Owners: Bill Burgess, Craig Sterbenz, Danny O’Callaghan, David 
Oliver-Smith, Denise Traylor, Jack Thompson, Jeff Campbell, Judy Ingalls, Larry 
Hopkins, Leslie Root, Randall Root, Susie Meade 
 
Property owners in Last Dollar PUD have all expressed concerns regarding traffic 
impacts, citing the already difficult conditions of their own access road.  A request for 
turn lanes into their road was made by several people.  Some recommend a pedestrian 
tunnel under Highway 145 for the Remine Creek trail.  Lighting impacts, potential noise 
impacts from the Medical Center helipad, visual impacts relative to the entrance to the 
valley, and wildlife impacts are noted.  A few stated they were not in support of 
modification of the highway setbacks or parking modification.  They noted that road 
sections show 6-foot sidewalks and that they feel sidewalks should be 8 feet wide.  
These issues are addressed elsewhere in this report. 
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Master Plan 
The property is located within the Telluride Regional Area Master Plan area.  On May 8, 
2019, the San Miguel County Planning Commission adopted an amendment to the 
TRAMP, an element of the San Miguel County Comprehensive Development Plan, 
adding Section N. Society Turn Parcel, to Section III, Future Land Use Element.  
Section III.N is included in this packet for reference. 
 
Section III.N states in part,  
 

The Planning Commission recommends that the development of the suitable 
portions of the Society Turn parcel be developed with a balanced mix of land 
uses that are compatible with the Telluride Region.  Uses and activities should 
complement those occurring in the Town of Telluride, Town of Mountain Village, 
and Lawson Hill, enhancing the overall mix of uses serving local residents and 
visitors alike.  This section of the Telluride Regional Area Master Plan is intended 
to be used in determining the future land uses that may be proposed on the site; 
all other Goals and Objectives of the Telluride Regional Area Master Plan will 
also apply. 

 
It goes on to list potential uses that might be located on the site, with additional 
information describing certain uses.  It concludes with a discussion of issues that will be 
addressed through the PUD process, as follows: 
 

The development of the Society Turn parcel would occur through a Planned Unit 
Development (PUD) and subdivision review process as provided for in the LUC.  
The PUD process would require the provision of a public benefit, which could 
consist of the dedication of a site for either the Regional Medical Center, 
employee housing or other Public Facilities/Uses.   
 
During the review of the PUD/Subdivision application, various land use issues 
and matters would be reviewed and established, inclusive of the following: (i) the 
final mix of uses, consistent with the uses and activities being recommended 
above, (ii) allowable range of mass/scale, setbacks, heights of building and other 
improvements, (iii) design guidelines for development of buildings and 
improvements on the site, including landscaping and berming, (iv) compliance 
with County employee housing mitigation, (v) parking requirements and 
guidelines to serve the development, focused on serving the actual parking 
needed for the uses particular uses, which may be determined by parking studies 
based upon then current demand calculations, (vi) management of traffic, 
including intersection improvements and transit opportunities as well as the 
provision of necessary infrastructure to serve the proposed development, 
including water and sewer, shallow utilities, internal roads, sidewalks, pedestrian 
corridors, drainage and similar requirements, so as not to adversely impact public 
safety, and (vii) timing and phasing of the development.  In the course of the 
review of development applications for the Society Turn parcel, consideration 
should be given to mitigating impacts of the proposed development on the Scenic 
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Foreground through building placement, massing, and design, landscaping, and 
other design strategies.  Consideration may be given to reducing the 200-foot 
scenic setback requirement for property located in the Scenic Foreground 
(Highway 145 south from Society Turn along the east side) and the 100-foot 
major highway setback requirement on the north side (Highway 145 from Society 
Turn to the west), provided impacts are sufficiently mitigated. 
 
Implementation of the Future Land Uses as described herein is dependent upon 
the developer of the property entering into an agreement with the Town of 
Telluride for the provision of water and sewer services.  It is acknowledged that 
such agreement may stipulate the type and amount of specific uses. 
 
Environmentally sensitive areas shall retain their Future Land Use designations 
of Open Space/Rec/Parks or Wetlands/Rivers/Open Space. 

  
Zoning 
(See Exhibit D) 
 
The property is currently zoned Planned Unit Development – Reserve (PUDR).  As 
stated in LUC Section 5-317 A,   “PUD Reserve status for a contiguous parcel provides 
a transition between designation under the San Miguel County Comprehensive 
Development Plan and final zoning.  No development shall occur under the PUDR Zone 
District.”  The PUDR zone district does not have any development standards or allowed 
uses.  Rather, that is determined through the PUD process, based on the adopted 
Future Land Use contained in the Master Plan.   
 
The Lawson Hill development, to the south, is zoned Affordable Housing PUD and 
Industrial.  The SMPA property and the Keystone Gorge area are zoned 
Forestry/Agriculture.  The Valley Floor, to the east, is within the Town of Telluride and is 
zoned Open Space.  To the north, the Deep Creek subdivision is zoned Low Density 
Residential, Aldasoro Ranch subdivision is zoned Low Density, and the Last Dollar 
subdivision is zoned Medium Density.   
 
Zoning 
Map 
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Review Standards 
LUC Sections 4-301-5 and 4-901-4 list the submission requirements.  All required 
reports, maps and studies are included in the application. 
 
A.  Sketch PUD and Subdivision 

5-1403 General Standards 

Each Planned Unit Development (PUD) shall comply with the following general standards: 

5-1403 A. Ownership 

Land proposed for Planned Unit Development (PUD) must be in one ownership; 
however, the owners of contiguous parcels under separate ownership may jointly 
file an application. 

The property is owned by Genesee Properties, Inc. 

5-1403 B. Compatibility of Land Uses 

Area and bulk requirements and permitted land uses may be varied pursuant to 
the standards within specific zone districts to insure compatibility among multiple 
land uses in a Planned Unit Development. 

Because the property is currently zoned PUDR, area and bulk requirements and 
permitted land uses must be established.  The proposed Mixed Use Development zone 
district, and the land use matrix that will be developed for this PUD, will outline 
permitted uses and development standards.  The development, as proposed within the 
application and described above, has been designed to provide compatibility among the 
proposed uses.  Limitations are placed on certain uses, such as retail and flex spaces 
larger than 8,000 s.f., and lodging uses, to ensure community compatibility.  Areas of 
potential conflict, such as occasional odors from the wastewater treatment plant or 
helicopter flight operations associated with the Medical Center, would be intermittent.  

5-1403 C. Area and Bulk Requirements and Variation 

Area and bulk requirements may be established or varied pursuant to the 
standards in Section 5-1404 A. 

As discussed above, the primary development standard that is requested to be varied 
through the PUD is the Scenic Highway and Major Setbacks, as required in LUC 
Section 505, Highway Setbacks.  This can be mitigated through site design, 
landscaping, architectural design, and height limitations.  The draft MXD zone district 
does allow the consideration of an additional 12 feet of height for the sole purpose of 
providing affordable housing, which is a benefit to the community.  The proposed 
development standards, including area and bulk requirements, are typical for a mixed 
use development.  The applicant is requesting modification of parking standards, as 
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allowed by LUC Section 5-507/  

5-1403 D. Phasing 

A Planned Unit Development (PUD) shall insure: 

I. Each phase is self-sufficient and not dependent upon later phases; 

II. The failure to develop subsequent phases will not have any adverse 
impacts on the Planned Unit Development (PUD), its surroundings or the 
community in general; and 

III. Amenities such as open space and recreational areas are provided along 
with proposed residential or tourist accommodation construction at each 
development phase. 

Utilities and infrastructure are being installed in the first phase, along with construction 
of Roads A, C and D and the highway improvements.  Road B will be built as a gravel 
road, to be completed in future phases. The phasing plan and development standards 
will ensure that each phase will be self-sufficient.  Notably, each phase must meet or 
exceed requirements for parking and employee housing.  Trails are built in the first 
phase, and the southern portion of the open space parcel will be transferred to the 
County, allowing the County to proceed with development of any recreational amenities 
or facilities at our discretion. 

5-1403 E. Common Open Space and Recreational Facilities 

A Planned Unit Development (PUD) must: 

I. Include common open space and recreational facilities for the mutual 
benefit of residents of the entire tract, including residents of on-site 
affordable housing; 

II. Preserve and, if possible, enhance unique site features; and 

III. Include provisions for maintenance of common open space and 
recreational facilities to be described in the improvements agreement 
(Refer to Section 5-9). 

Common open space and amenities will be included within the development.  The 
primary recreational amenity is the trail system that passes around and through the site.  
The County could develop additional amenities and facilities on the open space parcel.  
The Improvements Agreement and/or Development Agreement will address 
maintenance of facilities. 

 



22 
 

5-1403 F. Maximum Density 

A Planned Unit Development (PUD) is not entitled automatically to the maximum 
density allowed in the zone district in which the land is located.  Density shall be 
established based upon: 

I. Analysis of environmental factors affecting the land; 

II. Availability and adequacy of transportation system and facilities; 

III. Compatibility with surrounding land uses; 

IV. Consideration of adopted County plans affecting the site; and 

V. Consistency with Land Use Policies in Article 2. 

The maximum floor area and density is based on TRAMP Section III.N, Society Turn.  
The application includes studies analyzing impacts of the proposal and suitability of the 
site for development.  The reports and studies support the suitability of the site for 
development and the proposed design, layout and uses.   

The proposed PUD is generally consistent with the relevant Land Use Policies of LUC 
Article 2, including 2-1, Conformance with Adopted Comprehensive Plan; 2-3, Phasing 
of Public Services and Facilities; 2-4, Community Balance; and 2-6 Compatibility with 
Existing Adjacent Neighborhoods, as well as a number of policies related to more 
specific topics (Policies 2-9 through 20, 2-22, 2-23, 2-25, 2-26, 2-28, 2-29, 2-30, 2-32, 
and 2-34) 

A key component of the PUD will be the improvements to Highway 145 at the new 
entrance to the site to allow for safe movement of traffic in and out of the site.  The main 
point of concern identified by members of the public in response to this project come 
from residents of the Last Dollar PUD.  The existing Vela Drive intersection does not 
meet standards, particularly with respect to approach angle.  This is an existing problem 
that is not impacted by the proposed Society Turn development.  Any traffic generated 
by the proposed development is mitigated by highway improvements.  There is no 
nexus between the proposed Society Turn development and current conditions related 
to Vela Drive.  The highway improvements as designed and ultimately built will meet 
CDOT standards, which include separation between intersections.  Additionally, it is the 
purview of CDOT to determine speed limits, locations of passing lanes, and other traffic 
control issues within the state highway. 

5-1403 G. Cultural Resources 

A Planned Unit Development (PUD) shall take into consideration: 

I. The presence of cultural resources on the property, including historic, 
archaeological, and paleontological resources that are of local, state or 
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national significance; 

II. The impact of the PUD on the cultural resources; and 

III. Measures that can be taken to preserve and protect cultural resources 
located within the PUD or mitigate impacts of the PUD on the cultural 
resources. 

The cultural resource report indicates two structures of interest.  The foundation near 
the north side of the site does not appear to have any local significance.  The 
significance of the wood loadout structure on the north side of the river has not been 
fully assessed.  Since it is within the open space parcel, all impacts of the PUD 
development are fully mitigated. 

5-1403 H. Procedures and Submission Contents 

Refer to Section 3-7 for procedures and Sections 4-3 through 4-5 for submission contents. 

All applicable submission requirements for a PUD Sketch Plan as identified in LUC 
Section 4-3 have been submitted.  The PUD is being considered pursuant to the 
procedures of LUC Section 3-7, Five-Step Review.  The concurrent Land Use Code 
amendment and Rezoning applications are two-step reviews, being considered 
pursuant to LUC Section 3-6, Two-Step Reviews.  LUC Section 3-8 stipulates that 
projects seeking multiple land use approvals shall be consolidated. 

5-1404 Variations in Standards 

This Section establishes criteria for varying area and bulk, open space, off-street parking and use 
standards for a Planned Unit Development (PUD).   

5-1404 A. Area and Bulk Requirements 

The following area and bulk requirements may be varied to cluster buildings and 
dwelling units, provided the overall density of the development does not exceed 
the maximum allowable density permitted and the development remains consistent 
with the intent of Planned Unit Development (PUD) (refer to Section 5-1401):  

I. Minimum lot area; 

II. Minimum front, side and rear yard setbacks; 

III. Minimum lot width; 

IV. Maximum height of buildings; and 

V. Maximum floor area ratio. 

The property is currently zoned PUDR and as such has no area and bulk requirements.  
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The applicant is proposing the Mixed Use Development – MXD zone district be adopted 
to provide standards.  Further, the final PUD will include a Land Use Matrix that 
identifies all permitted uses and development standards.  Minimum and maximum lot 
sizes are not proposed in the draft MXD zone because the nature of the zone district 
and site, as well as development standards regarding parking, landscaping and other 
features, makes those limitations irrelevant.   

As discussed above, the primary development standard that the applicant is requesting 
be modified is the Major Highway and Scenic Highway setback, as required in LUC 
Section 5-505 Highway Setbacks.  This can be mitigated through site design, 
landscaping, architectural design, and height limitations.  The draft MXD zone district 
does allow for the consideration of an additional 12 feet of height for the sole purpose of 
providing affordable housing beyond what is required for mitigation, which is a benefit to 
the community.  A request for modification of parking standards is also included, as 
discussed elsewhere in this report. 

5-1404 B. Common Open Space or Open Space 

Common open space or open space standards may be reduced by up to five 
percent if:  

I. Such reduction is consistent with the intent of the Planned Unit 
Development (PUD) procedure (refer to Section 5-1401); 

II. Such reduction is consistent with the San Miguel County Comprehensive 
Development Plan; 

III. Such reduction is consistent with the purpose and standards of the Scenic 
Foreground Overlay and Scenic View Plane Districts (refer to Section 5-
316); 

IV. The common open space is useable and suitable for scenic, landscaping 
or recreation purposes; and 

V. A proportionate, undivided interest in all common open space is deeded in 
perpetuity to the homeowners association within the Planned Unit 
Development (PUD); which deed shall contain restrictions against future 
residential, commercial and industrial development. 

There is no request to reduce the open space standards.  As noted above, 3.8 acres 
(19% of the total parcel) will be dedicated to the County, meeting the open space and 
school dedication requirements.  An additional 2.1 acres, or 10% of the parcel, will be 
private open space. 

5-1404 C. Off-street Parking 

Off-street parking standards (see Section 5-702) may be increased or decreased 



25 
 

based upon consideration of the following criteria: 

I. The estimated number of cars owned by future occupants of dwellings in a 
Planned Unit Development (PUD); 

II. The parking needs of any non-residential uses; 

III. The varying time periods of use, whenever joint use of common parking is 
proposed; and 

IV. Available or proposed transportation system. 

Because the proposed PUD is a mixed used development, it is expected that there will 
be overlap among uses, or uses with their attendant parking needs will occur at different 
times of the day.  For example, lodging uses typically require the most parking between 
4 pm and 8 am, while office uses require parking between 9 am and 5 pm.  Residents 
require more parking at night as they may use their vehicles to get to work during the 
day. It is expected that some employee units would be studios and 1-bedroom units, 
most likely housing only one person, yet the LUC requires 2 parking spaces per 
dwelling, regardless of size.  Additionally, it is expected that the site will be served by 
public transit once housing is built.  Also, there will be year-round multi-modal access to 
the site, allowing people to walk or ride bikes.  The applicant has submitted Exhibit L1, 
Parking Study, and Exhibit L2, Parking Plan, and is requesting approval of an alternate 
parking plan.  This would be for Planning Areas 2-5; the Medical Center and its 
associated parking would be independent.   

Based on the floor area, type of use, number of hotel rooms and number of dwelling 
units set forth in Section 4.5 of the application, the LUC requirement would be 677 
parking spaces.  The Parking Plan, using the ITE Parking Generation Manual, estimates 
the parking need to be 587 spaces on weekdays and 313 spaces on weekends, without 
taking into consideration time of day or multi-modal factors.  The plan anticipates peak 
need on weekdays, around midday.  If multi-modal trip reduction is considered, the 
number of spaces would drop to 456.  The Parking Plan proposes 602 spaces (382 
surface spaces and 220 sub-grade spaces), an 11% reduction from the LUC standards 
but about 32% more than the number estimated to be needed by the Parking Study, 
and 2.5% more than the non-adjusted number of spaces. 

5-1404 D.  Permitted land uses may only be varied pursuant to the listing of uses allowed by 
PUD procedure and to demonstration of compliance with the review standards 
for the various land use districts within a PUD. 

The PUDR zone district has no permitted land uses and is implemented through the 
PUD process.  Uses are determined through the site-specific PUD.  The proposed 
Mixed Use Development (MXD) zone district would establish land uses. 
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B.  Land Use Code Amendment Review Standards 
 
The applicant is proposing adoption of a new zone district, LUC Section 5-323 Mixed 
Use Development – MXD Zone District, which is included in this project packet as 
Appendix I.  The draft zone district closely follows and builds on TRAMP Section III.N, 
Society Turn.  It specifies that all development in the MXD zone District will be reviewed 
pursuant to PUD and subdivision standards and identifies items that must be included in 
the PUD and subdivision plan.  It also establishes a future process for consideration of 
an Architectural Review Plan, either concurrent with the PUD itself, or in the future at 
the time of actual development.  This is necessary because development of the site will 
be phased.   
 
The proposed zone district lists allowed uses, substantially matching the Master Plan.  
Area and bulk requirements are largely determined through the PUD and will be 
contained in a Land Use Matrix, similar to that adopted for Lawson Hill.  Maximum 
building height is notable in that it will establish an above sea-level maximum elevation 
rather than a height based on existing or finished grade.  This is related to the scenic 
corridor requirements and is intended to set heights relative to the surface of the 
highway.  Height exceptions are proposed if the additional height will be used for the 
development of affordable housing, and for roof appurtenances and architectural 
features. 
 
Additional changes are proposed to LUC Section 3-401 (Administrative Review 
Procedures), 3-501 (One-Step Reviews), 5-317 (Planned Unit Development Reserve), 
and Article 6, Definitions, to integrate the MXD zone into the LUC where necessary. 
 
Review Standards for Land Use Code Amendments are contained in LUC Section 5-
1802 and state, “Land Use Code Amendments may be initiated by the County or by 
persons who are residents of, or own property in, San Miguel County subject to 
compliance with the following standard.”   
 
The proposed amendment has been drafted in the format and style of the code.   
 
In addition, Section 1-4, Purposes of the Land Use Code, should be considered. 

1-402 Implement Policies 

To implement the policies of San Miguel County regarding land use and development, 
housing, growth and related issues, as adopted and amended from time to time. 

1-403 Create Common System of Administration and Regulation 

To combine the regulation of all aspects of land use and development and the use of 
land and natural resources into a common system of administration and regulation. 

1-404 Simplify the Land Use Regulatory Process 
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To simplify the application and review process for such regulatory system. 

1-405 Protect Health, Safety and Welfare  

To protect the health, safety and public welfare of San Miguel County. 
 
The MXD zone district, as drafted, takes into account a number of policies of the 
County.  Additionally, it is written to be compatible with current systems of 
administration and regulation of land use, and where appropriate, simplifies the 
application and review process, particularly with regards to how the project will be 
developed in phases. 
 
Sample Motions: 
 
A. Sketch Plan Subdivision/PUD 
I move to adopt Planning Commission Resolution 2021-02, recommending the San 
Miguel County Board of Commissioners approve the Society Turn Sketch Planned Unit 
Development and Subdivision, based on the findings that the Sketch Plan is consistent 
with the San Miguel County Comprehensive Development Plan and more specifically, 
Section III.N of the Telluride Regional Area Master Plan Future Land Use Element, and 
meets the Intent for Planned Unit Developments, as set forth in Land Use Code Section 
5-1401, the review standards of Land Use Code Section 5-1403, and the relevant Land 
Use Policies as set forth in Article 2 of the San Miguel County Land Use Code, with the 
following conditions: 
 
1. The applicant shall address all relevant Referral Agency comments in the application 

for Preliminary PUD and Subdivision. 
 
 
B. Land Use Code Amendment 
 
I move to recommend to the Board of County Commissioners to adopt Section 5-323 
Mixed Use Development (MXD) zone district as an amendment to San Miguel County 
Land Use Code, with the associated amendments to LUC Section 3-401 (Administrative 
Review Procedures), 3-501 (One-Step Reviews), 5-317 (Planned Unit Development 
Reserve), and Article 6, Definitions, based on the finding that the proposed amendment 
complies with the standards of Land Use Code Section 5-1802, Land Use Code 
Amendments and is consistent with Land Use Code Section 1-4, Purposes of the Land 
Use Code. 
. 
 
 



 
 
   

 CPC Resolution 2021-02/Page 1 
 
 

RESOLUTION OF THE COUNTY PLANNING COMMISSION, 
SAN MIGUEL COUNTY, COLORADO, 

RECOMMENDING APPROVAL OF A SKETCH PLAN FOR PLANNED UNIT 
DEVELOPMENT AND SUBDIVISION OF THE SOCIETY TURN PARCEL FOR 

GENESEE PROPERTIES, INC 
 

 Resolution 2021-02 
 

WHEREAS, Genesee Properties, Inc., a Wyoming Corporation, hereafter 
“Applicant”, is the owner a certain tract of land (“Society Turn Parcel”), hereafter “Property,” 
in the Planned Unit Development Reserve (“PUDR”) Zone District, more particularly 
described as shown on Exhibit A, Legal Description; and 

 
WHEREAS, Thomas G. Kennedy, Attorney, on behalf of the Applicant has submitted 

an Application (“Application”) for Sketch Plan for Planned Unit Development and 
Subdivision for the Property, in accordance with San Miguel County Land Use Code Section 
5-317 Planned Unit Development Reserve (PUDR), and for the proposed Land Use Code 
Section 5-323 Mixed-Use Development Zone District; and 

 
WHEREAS, Applicant is seeking approval of the Society Turn Development Sketch 

Plan that consists of the platting of certain Lots to accommodate the development of various 
separate buildings and other improvements on the Property, which would be used to 
implement those uses and activities allowed under the San Miguel County Comprehensive 
Development Plan/ Telluride Regional Area III. Future Land Use Element N. Society Turn 
Parcel, as shown on Exhibit C, Site Plan; and 

 
WHEREAS, the Application was referred to the County Assessor, County Attorney, 

County Building Department, County Manager, County Road and Bridge Department, 
County Open Space and Parks Department, County Sheriff, County Site Inspector, County 
Surveyor, County Treasurer, Colorado Department of Transportation, Colorado Parks and 
Wildlife, Colorado Department of Public Health & Environment, Colorado Division of Water 
Resources, Aldasoro Ranch Homeowners Company, Lawson Hill Property Owners 
Company, Last Dollar Home Owners Association, Black Hills Energy, Century Link, San 
Miguel Power Association, Federal Aviation Administration, Telluride Regional Airport, San 
Miguel Authority for Regional Transportation, Sheep Mountain Alliance, Telluride Fire 
Protection District, Telluride R-1 School District, Town of Mountain Village, Telluride 
Hospital District, Town of Telluride, and the US Forest Service for review and comment; and 

 
WHEREAS, on or about January 6, 2021, the Applicant sent Notice of the 

application and the Planning Commission (CPC) Public Hearing to be held on Wednesday, 
February 11, 2021 to all property owners within 500 feet of the subject parcel, and signs 
were posted on the property on or about January 10, 2021 noticing the proposed use and 
the CPC meeting to be held on February 11, 2021; and 
 

WHEREAS, a Public Hearing Notice for the proposed Subdivision Exemption Plat 
and the Planning Commission meeting to be held on February 11, 2021was published in the 
Norwood Post and the Telluride Daily Planet on January 27, 2021; and 
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WHEREAS, a list of the items included in the Public Hearing Record is attached to 
this resolution as Exhibit B; and 

 
WHEREAS, the Planning Commission considered this application, along with 

relevant evidence and testimony, at a public hearing on Thursday, February 11, 2021. 
 
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of San 

Miguel County, Colorado, recommends the San Miguel County Board of Commissioners 
approve the Society Turn Sketch Planned Unit Development and Subdivision, based on the 
findings that the Sketch Plan is consistent with the San Miguel County Comprehensive 
Development Plan and more specifically, Section III.N of the Telluride Regional Area Master 
Plan Future Land Use Element, and meets the Intent for Planned Unit Developments, as set 
forth in Land Use Code Section 5-1401, the review standards of Land Use Code Section 5-
1403, and the relevant Land Use Policies as set forth in Article 2 of the San Miguel County 
Land Use Code, with the following conditions: 
 

1. The applicant shall address all relevant Referral Agency comments in the 
application for Preliminary PUD and Subdivision. 

 
BE IT FINALLY RESOLVED that all written representations of the applicant in the 

original submittal and all supplements, letters and emails are deemed to be conditions of 
approval, except to the extent modified by this review process. 
  
 DONE AND APPROVED by the County Planning Commission of San Miguel 
County, Colorado, on February 11, 2021. 
     
   SAN MIGUEL COUNTY, COLORADO 
   PLANNING COMMISSION 
  
     By:____________________________  
                                   Lee Taylor, Chair 
 

Vote:  Lee Taylor  Aye Nay Abstain   Absent  
Pamela Hall  Aye Nay Abstain   Absent 

    Ian Bald   Aye Nay Abstain   Absent 
    M.J. Schillaci  Aye Nay Abstain   Absent 

Josselin Lifton-Zoline  Aye  Nay Abstain   Absent 
Matthew Bayma  Aye Nay Abstain   Absent 
Tobin Brown   Aye  Nay Abstain   Absent 

 
ATTEST: 
 
By:  __________________________ 
        M.J. Schillaci, Secretary 
 
EXHIBIT “A” Legal Description 
EXHIBIT “B” Public Meeting Record list  
EXHIBIT “C” Site Plan 
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EXHIBIT “A” LEGAL DESCRIPTION 
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PUBLIC HEARING RECORD 

 
County Planning Commission 
Application:  Genesee Properties, Inc 
  Planned Unit Development /Subdivision Sketch Plan for the Society Turn Parcel;  
  Mixed-Use Development Zone District Land Use Code Amendment 
Date:  February 11, 2021          
 

1. San Miguel County Land Use Code (Adopted 11/30/90) with all amendments to date (By 
Reference Only). 

 
2. San Miguel County Comprehensive Development Plan (Adopted 8/3/78) with all 

amendments to date (By Reference Only). 
 

3. Memorandum to the San Miguel County Planning Commission from Kaye Simonson, 
Planning Director dated February 11, 2021. 
 

4. Draft Resolution of the County Planning Commission, San Miguel County, Colorado, 
Resolution 2021-02, Recommending Approval of a Sketch Plan for Planned Unit 
Development and Subdivision of the Society Turn Parcel for Genesee Properties, Inc. 
 

5. Telluride Regional Area Master Plan, III. Future Land Use Element, N. Society Turn 
Parcel. 
 

6. Application submitted by Tom Kennedy, Attorney, on behalf of Genesee Properties, Inc., 
Society Turn Sketch PUD/Subdivision Plan Review and Related Maters received 
November 18, 2020, and Supplements received January 20, 2021. 
 

7. Applicant’s Certifications of Compliance with the public noticing requirements of the 
San Miguel County Land Use Code Section 3-9 dated January 6, 2021 and January 10, 
2021. 
 

8. Public Hearing Notice published in the Norwood Post and Telluride Daily Planet on 
January 27, 2021. 
 

AGENCY COMMENTS 
 

9. Letter received from Bill Masters, County Sheriff, to Kaye Simonson, Planning Director 
dated February 4, 2021. 
 

10. Letter received from Jim Boeckel, TFPD - Fire Marshal, to Kaye Simonson, Planning 
Director dated December 22, 2020. 
 

11. Letter received from David Foley, County Surveyor, to John Huebner, Senior Planner 
dated January 7, 2021 

EXHIBIT “B” 
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12. Letter received from John Sweeney, FAA – Community Planner, to Kaye Simonson, 

Planning Director dated January 20, 2021. 
 

13. Letter with traffic memo attached received from Pete Wagner, Last Dollar PUD 
Association, to Kay Simonson, Planning Director dated January 22, 2021. 

 
14. Letter received from Brad Zaporski, SMPA – CEO, to Kaye Simonson, Planning Director 

dated January 22, 2021. 
 

15. Email received from Jim Boeckel, TFPD - Fire Marshal, to Kaye Simonson, Planning 
Director dated January 21, 2021. 
 

16. Letter received from Ron Quarles, Telluride Planning and Building Director, to Kaye 
Simonson, Planning Director dated January 25, 2021. 
 

17. Letter received from Mark W. Caddy, CPW – District Wildlife Manager, to Kaye 
Simonson, Planning Director dated January 26, 2021. 
 

18. Letter received from Dan Caton, Mountain Village – Mayor Pro-Tem, to Kay Simonson, 
Planning Director dated January 25, 2021. 
 

19. Letter received from David Averill, SMART – Executive Director, to Kaye Simonson, 
Planning Director dated January 29, 2021. 
 

20. Letter received from Janet Kask, County Parks & Open Space Director, to Kaye 
Simonson, Planning Director date January 29, 2021. 
 

21. Letter received from John Bennett, TFPD – District Chief, to Kaye Simonson, Planning 
Director dated February 1, 2021. 
 

22. Letter received from Karen Winkelmann, TRMC - CEO, to Kaye Simonson, Planning 
Director dated February 1, 2021. 
 

23. Letter received from Lawson Hill Board of Directors, to Kaye Simonson, Planning 
Director and John Huebner, Senior Planner dated January 27, 2021. 
 

24. Letter received from Diana E. Koelliker, MD, TRMC – Trauma and Emergency Services 
Director, to Kaye Simonson, Planning Director dated February 3, 2021. 
 

25. Letter received from Sharon Grundy, MD, TRMC – Primary Care to Kaye Simonson, 
Planning Director dated February 3, 2021. 
 

26. Letter received from Mike Hess, TMCF – Chair to Kaye Simonson, Planning Director 
dated February 4, 2021. 
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27. Letter received from Lynn Borup, Tri-County Health Network to Kaye Simonson, 
Planning Director dated February 4, 2021. 
 

28. Resolution received from TMVOA Board of Directors to Kaye Simonson, Planning 
Director dated February 4, 2021. 
 

PUBLIC COMMENTS 
 
29. Letter received from Denise M. Traylor, PO Box 2940, Telluride, CO 81435, to Kaye 

Simonson, Planning Director dated January 28, 2021. 
 

30. Email received from Larry Hopkins, 140 Nimbus Drive, Telluride, CO 81435, to Kaye 
Simonson, Planning Director dated January 28, 2021. 
 

31. Email received from Randall Root, 15 Valley View Drive, Telluride, CO 81435, to Kaye 
Simonson, Planning Director dated January 28, 2021. 
 

32. Email received from Bill Burgess, Last Dollar Subdivision, to Kaye Simonson, Planning 
Director dated January 28, 2021. 
 

33. Email received from Danny O’Callaghan, 129 Nimbus Drive Unit 16D, Telluride, CO 
81435, to Kaye Simonson, Planning Director dated January 27, 2021. 
 

34. Email No. 2 received from Danny O’Callaghan, 129 Nimbus Drive Unit 16D, Telluride, 
CO 81435, to Kaye Simonson, Planning Director dated January 27, 2021. 
 

35. Email received from Leslie Root, 15 Valley View Drive, Telluride, CO 81435, to Kaye 
Simonson, Planning Director dated January 28, 2021. 
 

36. Email received from Judith A Ingalls MD, Last Dollar Subdivision, to Kaye Simonson, 
Planning Director dated January 29, 2021. 
 

37. Email received from David Oliversmith, Last Dollar Development, to Kaye Simonson, 
Planning Director dated January 29, 2021. 
 

38. Letter received from Jeff Campbell, 198 Nimbus Trail, Telluride, CO 81435, to Kaye 
Simonson, Planning Director dated January 28, 2021. 
 

39. Email No. 3 received from Danny O’Callaghan, 129 Nimbus Drive Unit 16D, Telluride, 
CO 81435, to Kaye Simonson, Planning Director dated January 28, 2021. 
 

40. Email received from Jack Thompson, 183 Nimbus Drive, Telluride CO 81435, to Kaye 
Simonson, Planning Director dated January 28, 2021. 
 

41. Email received from Susie Meade, Last Dollar Subdivision, to Kaye Simonson, Planning 
Director dated January 28, 2021. 
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42. Email received from Craig Sterbenz, 125 Nimbus Drive, Telluride CO 81435, to Kaye 

Simonson, Planning Director dated January 29, 2021. 
 

43. Email received from Bill Gordon, Society Conoco – owner, to Kaye Simonson, Planning 
Director dated January 29, 2021. 
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Exhibit “C” - Site Plan 
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N. Society Turn Parcel. 
 
The Society Turn parcel, which consists of approximately 20 acres, situated south and 
west of the Society Turn Roundabout, south of State Highway 145, north of the Telluride 
Regional Sewage Treatment Facility and adjacent to Remine Creek to the west is 
currently recommended for development as open space, recreational and park usage.  The 
Society Turn parcel is currently zoned PUDR. 
  
The Planning Commission recommends that the development of the suitable portions of 
the Society Turn parcel be developed with a balanced mix of land uses that are 
compatible with the Telluride Region.  Uses and activities should complement those 
occurring in the Town of Telluride, Town of Mountain Village, and Lawson Hill, 
enhancing the overall mix of uses serving local residents and visitors alike.  This section 
of the Telluride Regional Area Master Plan is intended to be used in determining the 
future land uses that may be proposed on the site; all other Goals and Objectives of the 
Telluride Regional Area Master Plan will also apply.  The Planning Commission 
recommendations as to the most desirable land uses for the Society Turn parcel include 
the following: 
 
Public Facilities/Uses  
  

 Expansion of the Regional Sewage Treatment Facility 
 Governmental/Municipal Facilities 
 Transit 
 Park/Open Space 
 Hiker/Biker Trails 
 Visitor Center 
 Day Care 
 Community Meeting Space 

 
Medical  
 

 Regional Medical Center  
 Uses related to the Regional Medical Center, including, but not limited to, pharmacy, 

optician, dental, physical therapy, and mental health/counseling, etc., which related uses 
may be included in the medical center facility or elsewhere on the Society Turn parcel 

 Helipad 
 Medical Offices 
 Extended Care and Rehabilitation Care Facilities 

 
Housing 
 

 Employee Housing.  In addition to required employee housing mitigation resulting from 
free market development, the property owner is encouraged to look for opportunities to 
provide additional employee housing, which could be accommodated by height, 
mass/scale and other dimensional waivers by the County through the PUD process. Any 
additional housing could be considered to be further public benefits for the project.   
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Commercial  
 

 Retail 
 Eating/Drinking 
 Office 
 Flex Space 

 
The retail and eating/drinking commercial uses should primarily cater to residents living 
or working on the Society Turn parcel site and in Lawson Hill and nearby subdivisions as 
well as visitors stopping on the property on their way into Telluride and Mountain Village.  
Commercial uses should be similar in size to other uses in Lawson Hill and the Town of 
Telluride.  Individual commercial uses generally should not exceed approximately 8,000 
square feet in area. 
 
Flex Space 
 
The use of “Flex Space” is intended to create an opportunity to allow spaces in the 
project of varying sizes, configurations and orientations that can be configured in ways 
that serve different uses and activities compatible with the project and property.  The 
types of uses that could occur in Flex Space are fairly broad, with a mix of uses that 
could be similar in scale and operation to those occurring in the Society Turn Business 
Center.  It is important that the nature and extent of the Flex Space is complementary in 
nature to the overall development.  Uses could include food/beverage processing (such as 
a brewery, distillery, coffee roaster, bakery, caterer, etc.); local services (such as laundry, 
dry cleaning, etc.); arts and crafts (art studios, media, maker spaces for jewelry/clothing, 
furniture, crafts, etc.); construction trades (such as carpenters, plumbers, welders, etc.) as 
well as compatible accessory/ancillary retail uses.  Flex Space could include uses and 
activities typically associated with light industrial uses, provided those uses and activities 
would be contained within the building and not require exterior storage yards and similar 
supporting areas outside of the building.  Care should be given to avoid uses that could be 
expected to generate exceptionally high levels of noise, odor or light where impacts 
cannot be suitably mitigated.  The overall size and configuration of the individual uses 
devoted to Flex Space could vary depending on the particular nature of the use, such as a 
facility for a brewery, which could be greater than 8,000 s.f. and would be determined on 
a case-by case basis. 
 
Hospitality uses are less desirable at this site.  The Planning Commission recommends 
careful consideration of Hospitality uses within the context of other Master Plan Goals.  
Attention should particularly be given to whether there is a community need for lodging 
outside of the towns, growth effects on the region, preservation of community, and 
transportation impacts.   
  
Hospitality  
 

 Hotel/Motel Lodging, provided that development of lodging includes a transportation 
management plan addressing methods to reduce guest trips in personal vehicles to the 
Town of Telluride and Town of Mountain Village while still encouraging visitors to 
patronize local businesses and participate in activities.  Examples include the use of van 
shuttle services and local transit opportunities.  
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Discussion 
 
The development of the Society Turn parcel would occur through a Planned Unit 
Development (PUD) and subdivision review process as provided for in the LUC.  The 
PUD process would require the provision of a public benefit, which could consist of the 
dedication of a site for either the Regional Medical Center, employee housing or other 
Public Facilities/Uses.   
 
During the review of the PUD/Subdivision application, various land use issues and 
matters would be reviewed and established, inclusive of the following: (i) the final mix of 
uses, consistent with the uses and activities being recommended above, (ii) allowable 
range of mass/scale, setbacks, heights of building and other improvements, (iii) design 
guidelines for development of buildings and improvements on the site, including 
landscaping and berming, (iv) compliance with County employee housing mitigation, (v) 
parking requirements and guidelines to serve the development, focused on serving the 
actual parking needed for the uses particular uses, which may be determined by parking 
studies based upon then current demand calculations, (vi) management of traffic, 
including intersection improvements and transit opportunities as well as the provision of 
necessary infrastructure to serve the proposed development, including water and sewer, 
shallow utilities, internal roads, sidewalks, pedestrian corridors, drainage and similar 
requirements, so as not to adversely impact public safety, and (vii) timing and phasing of 
the development.  In the course of the review of development applications for the Society 
Turn parcel, consideration should be given to mitigating impacts of the proposed 
development on the Scenic Foreground through building placement, massing, and design, 
landscaping, and other design strategies.  Consideration may be given to reducing the 
200-foot scenic setback requirement for property located in the Scenic Foreground 
(Highway 145 south from Society Turn along the east side) and the 100-foot major 
highway setback requirement on the north side (Highway 145 from Society Turn to the 
west), provided impacts are sufficiently mitigated. 
 
Implementation of the Future Land Uses as described herein is dependent upon the 
developer of the property entering into an agreement with the Town of Telluride for the 
provision of water and sewer services.  It is acknowledged that such agreement may 
stipulate the type and amount of specific uses. 
 
Environmentally sensitive areas shall retain their Future Land Use designations of Open 
Space/Rec/Parks or Wetlands/Rivers/Open Space. 
 
 
 
 
 



THE COMPLETE APPLICATIONS FOR 
 

SOCIETY TURN SKETCH 
PUD/SUBDIVISION 

PLAN REVIEW 
AND 

RELATED MATTERS  
 

 IS ONLINE AT https://societyturn.info/  
 

https://societyturn.info/






Please publish the following Legal PUBLIC HEARING NOTICE in the: 
 
NORWOOD POST and TELLURIDE DAILY PLANET on WEDNESDAY, JANUARY 
27, 2021 
 
Please bill:  San Miguel County Planning Department 
   P.O. Box 548 
   Telluride, CO  81435 

 
PUBLIC HEARING NOTICE 

 
The San Miguel County Planning Commission has been asked to consider an application 

submitted by Thomas G. Kennedy, Attorney on behalf of Genesee Properties, Inc. for a Land 
Use Code Amendment to add a new Mixed-Use Development Zone District and for a Sketch 
Plan Subdivision and Planned Unit Development (PUD) for the “Society Turn Parcel” a 20 acre 
property parcel three miles west of the Town of Telluride on Highway 145 located southwest of 
the Society Turn Roundabout.  Land Use Code Amendments and Sketch Plan Subdivisions and 
Planned Unit Developments applications are subject to Two-step Review, i.e. review and 
recommendation at a Public Hearing by the Planning Commission (CPC) and review and action 
at a public meeting by Board of County Commissioners (BOCC).  
 

This Public Hearing is the first step of a Two-step Planning Commission and Board of 
County Commissioner Review pursuant to Land Use Code Sections 5-1802, 3-601 C and 3-702 
A. 
 
 A Public Hearing on the above proposal will be held by the San Miguel County Planning 
Commission on Thursday, February 11, 2021 at 9:30 AM.  This meeting will be held online due 
to the COVID-19 virus. To provide comment or ask questions regarding the proposed 
application(s), please join the meeting at https://zoom.us/join, Meeting ID: 965 1288 5206, 
Password: 534277; Audio only: Dial 1-301-715-8592 or 1-253-215-8782 (long distance rates 
may apply).  Please call the Planning Department at 97-728-3083 for more information on the 
application. A complete text of this proposal may be viewed at https://societyturn.info/ 
 
 Written comments of more than one page may not receive full consideration if not 
received by February 1, 2021.  Send comments to: San Miguel County Planning Department, 
P.O. Box 548, Telluride, CO 81435 or planning@sanmiguelcountyco.gov.   
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PLACE A 
LEGAL

Call
Telluride Local Media

TODAY!

Dial 728-9788
to fi nd out more!

Hand washing

Legal Notices

has placed the fi rst order for the 
Moderna vaccine with the hope 
to begin vaccinating residents 
as soon as possible. UMC plans 
to contact their patients and the 
community when these vaccina-

tions become available.
San Miguel County Public 

Health and the Telluride Re-
gional Medical Center have be-
gun administering second doses 
to the county’s fi rst recipients of 
the Moderna vaccine, frontline 
healthcare and emergency ser-

vices workers. Full protection 
takes at least two weeks after 
recipients receive their second 
dose. Those that receive the full 
series of doses are still expected 
to comply with COVID protocols 
including wearing face coverings 
and physically distancing. 

HEALTH, from page 3

SPECIAL TO THE POST 

T
he consultants of McPherson 
& Jacobson L.L.C, have com-
pleted Phases I & II of the 

superintendent search process. 
These phases included work 
with the school board and with 
the community to identify cri-
teria for a new superintendent 
in the Norwood School District. 
The top criteria, as determined 
by the board, are:

• Leadership: A collabora-
tive leader who works to keep 
the momentum of the district 
going with a strategic focus. A 
team player who seeks to under-
stand the current workings of 
the district and works with staff 
strengths. A leader with site 
leadership experience. A hum-
ble, competent, confi dent leader 
who always seeks to understand 
the people they serve. A leader 
who loves the rural community 
and is willing to live in the com-
munity for the long term.

• Educator: An inspirational 
leader with classroom experi-
ence and prior principal expe-

rience. An instructional leader 
who has an appetite to learn. A 
leader who will listen to the staff 
while shaping a curriculum fo-
cus.  

• Communication: A leader 
who listens to everyone impact-
ed by a decision before deciding.  
A person who is willing to be the 
“face” of the district. A person 
who wants to be present in the 
Norwood community. A person 
who writes, speaks and reads 
on a professional level. A person 
who values the presence of oth-
ers. 

• Innovator: A person who 
thinks outside of the box. A 
leader who loves research and 
will keep what is working and 
build a system of improvement 
throughout the district. A leader 
who treasures diversity as a base 
for learning.  

The superintendent’s position 
has been advertised on Educa-
tion Week’s TopSchoolJobs, the 
McPherson & Jacobson website, 
and professional associations 
throughout the United States.

On Jan. 19, Paul Reich met 
with Norwood’s board of educa-
tion to review the stakeholder 
input summary, begin writing 
interview questions and discuss 
the logistics of the interview pro-
cess. 

The deadline for submitting 
application materials is Jan. 25. 
After that date, the consultants 
will begin reviewing the com-
pleted fi les and evaluating the 
candidates against the estab-
lished criteria. The consultants 
will be conducting extensive 
background checks on the can-
didates. 

On Feb.  9, the consultants 
will meet with the board of edu-
cation to review candidates and 
assist the board as it selects fi nal 
candidates to be interviewed. 

After the superintendent has 
been hired, Paul Reich will fa-
cilitate a board/superintendent 
workshop to assist in the estab-
lishment of performance objec-
tives for the new superintendent. 

EDUCATION 

Norwood School District 
superintendent search

NOTICE OF CALL FOR ANNUAL 

STOCKHOLDER MEETING 

You are hereby notifi ed that the annual 
meeting of the stockholders of the Farmers’ 
Water Development Company will be held in 
Norwood, Colorado at the San Miguel Coun-
ty Fairgrounds on Saturday, February 13, 
2021 at 1:00 p.m. to elect 2 members of the 
board of directors (Lothan Snyder and Chris 
Trosper’s positions) for the ensuing year, 
setting the 2021 water assessments, and 
to consider any other and further business 
as may regularly come before the meeting.  
Only stockholders of record as of February 
10th are eligible to vote, and registration for 
voting will be considered as being closed 
with the beginning of roll call. Weather per-
mitting, the annual meeting will be held at 
the SMC Fairgrounds in the outdoor covered 
area next to the indoor arena, otherwise we 
will move the meeting into the indoor arena. 
Please bring your own seating.
San Miguel County COVID-19 best practices 
guidelines as per Public Health Orders at the 
time of the meeting will be followed.

PUBLIC HEARING NOTICE

     The San Miguel County Planning Com-
mission has been asked to consider an ap-
plication submitted by Thomas G. Kennedy, 
Attorney on behalf of Genesee Properties, 
Inc. for a Land Use Code Amendment to 
add a new Mixed-Use Development Zone 
District and for a Sketch Plan Subdivision 
and Planned Unit Development (PUD) for 
the “Society Turn Parcel” a 20 acre property 
parcel three miles west of the Town of Tel-
luride on Highway 145 located southwest 
of the Society Turn Roundabout.  Land Use 
Code Amendments and Sketch Plan Subdi-
visions and Planned Unit Developments ap-
plications are subject to Two-step Review, 
i.e. review and recommendation at a Public 
Hearing by the Planning Commission (CPC) 
and review and action at a public meeting by 
Board of County Commissioners (BOCC). 

     This Public Hearing is the fi rst step of a 
Two-step Planning Commission and Board 
of County Commissioner Review pursuant 
to Land Use Code Sections 5-1802, 3-601 
C and 3-702 A.

     A Public Hearing on the above proposal 
will be held by the San Miguel County Plan-
ning Commission on Thursday, February 11, 
2021 at 9:30 AM.  This meeting will be held 
online due to the COVID-19 virus. To provide 
comment or ask questions regarding the pro-
posed application(s), please join the meet-
ing at https://zoom.us/join, Meeting ID: 965 
1288 5206, Password: 534277; Audio only: 
Dial 1-301-715-8592 or 1-253-215-8782 
(long distance rates may apply).  Please call 
the Planning Department at 97-728-3083 for 
more information on the application. A com-
plete text of this proposal may be viewed at 
https://societyturn.info/

     Written comments of more than one 

page may not receive full consideration if 
not received by February 1, 2021.  Send 
comments to: San Miguel County Planning 
Department, P.O. Box 548, Telluride, CO 
81435 or planning@sanmiguelcountyco.
gov.  
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BIRTHDAY WEDNESDAY:
Not many people understand what moti-
vates you but the few who do won’t be in 
the least bit surprised by your words and 
actions over the coming year. You have been 
building up to something big for quite some 
time, and now it is time to deliver.

ARIES (March 21 - April 20):
You may think you can tackle a difficult task 
on your own but the planets warn you would 
be wise to get assistance. There are plenty 
of people you can call on for help – friends, 
family and even work colleagues – so don’t 
be too much of an individualist.

TAURUS (April 21 - May 21):
You may want to believe that you are 
always in control of your emotions but the 
approaching full moon is sure to bring 
sensitive feelings to the surface and you will 
have to find ways to deal with them. Start 
by accepting you are human like everyone 
else.

GEMINI (May 22 - June 21):
You must keep what happens over the next 
two or three days in perspective. Tomorrow’s 
full moon could bring the kind of shock that 
knocks you off your stride but you don’t 
have to let it get to you. Certainly don’t let it 
derail your long-term plans.

CANCER (June 22 - July 23):
Although tomorrow’s full moon takes place 
in the most materialistic area of your chart 
you must not worry about money or pos-
sessions. Even if you find yourself short of 
cash for a day or two something will occur 
that tilts the financial balance back in your 
favor.

LEO (July 24 - Aug. 23):
The most important thing now is that you 
keep believing you have what it takes to 
thrive, even if everyone else seems to be 
losing faith in you. You are big enough to 
get through the current storm – and come 
out the other side shining and smiling 
again.

VIRGO (Aug. 24 - Sept. 23):
It may seem as if you have enemies in all 
directions but more likely you are allowing 
your fears to get the better of you and your 
mind is conjuring up all sorts of fanciful 
ideas. You are in the same place you have 
always been Virgo – among friends.

LIBRA (Sept. 24 - Oct. 23):
There is no point worrying, or even thinking 
about, how other people might react to your 
decision to move in a new direction. If you 
believe it is what must take place then get 
on and do it to the best of your abilities – 
and don’t look back.

SCORPIO (Oct. 24 - Nov. 22):
Tomorrow’s full moon highlights the career 
area of your chart, so you would be wise to 

tread carefully on the work front in general 
and when dealing with employers and 
senior people in particular. They may be a 
bit more touchy than usual.

SAGITTARIUS (Nov. 23 - Dec. 21):
Just because you have a sense of humor 
does not mean everyone else has. The 
fact is some of the people you deal with 
today will be far too serious for your liking, 
but there is nothing you can do about it – 
except maybe stay out of their way.

CAPRICORN (Dec. 22 - Jan. 20):
There can be no half-hearted measures 
today – everything you undertake must be 
done with 100 per cent effort and total 
efficiency. Others may not care about their 
professional reputation but you do, and 
with good reason – it’s what marks you out 
as special.

AQUARIUS (Jan. 21 - Feb. 19):
Relationship issues will take up a lot of your 
time over the next few days but you need to 
hold off from making far-reaching decisions, 
especially the sort that could be hard to 
reverse. Try not to take yourself, or other 
people, too seriously.

PISCES (Feb. 20 - Mar. 20):
The upcoming full moon could tempt you 
to say or do something silly, so it will pay 
you to keep your thoughts to yourself and 
to only act when you have no other choice. 
If you can fade into the background for a 
while then do so.

HOROSCOPE
By SALLY BROMPTON

www.sallybrompton.com

ACROSS

 1 Mint ___

 6 Franz who wrote 
“I think we ought 
to read only the 
kind of books 
that wound and 
stab us”

11 Dream time, in 
brief

14 Everything 
together

15 “… the bombs 
bursting ___”

16 I

17 Prospect

18 Interval for 
a scheduled 
blastoff

20 10th and 11th, 
e.g.

22 Serves and 
receives, say

23 Westernmost 
country in 
continental Afr.

24 Quick haircut

26 Blizzards are 
produced in 
them, familiarly

29 Press (down)

32 Extremely

36 They intersect in 
Montréal

38 ___ Paulo

39 Kind of planning

40 Carriers of 
meteorological 
instruments … 
as suggested 
by this puzzle’s 
theme?

43 Immediately 
following

44 Cloth that goes 
to waist?

45 Overindulger of 
the grape

46 Beginnings

47 Lawless figure 
with legendary 
fighting skills

49 Office linkup

50 Repeated things 
in “Peter Piper 
picked a peck of 
pickled peppers”

52 Worker for a 
hosp., maybe

54 Gradually faster, 
in mus.

57 Rend

63 Wonder-ful 
product?

65 Locale of 1974’s 
Rumble in the 
Jungle

66 ___ Honor

67 Absinthe flavorer

68 Kind of account

69 “___-hoo!”

70 Speeches that go 
off the rails

71 Smooth and 
lustrous

DOWN

 1 Malarkey

 2 Pioneering 
computer 
operating system

 3 Word with dance 
or chance

 4 High rollers?

 5 World

 6 Place for a firing

 7 Stands up for 
dustpans, say: 
Abbr.

 8 Inspiration for 
“Damn Yankees”

 9 Family

10 Like a 
newspaper’s 
morgue files

11 Puts back in its 
original state, as 
a videotape

12 Barbra Streisand 
collection?

13 Does a 
landscaper’s job

19 ASDFGHJKL;’, on 
a keyboard

21 More or less

25 Premium movie 
theater seat

26 Long-running 
sci-fi show, for 
short

27 Contestant on 
“RuPaul’s Drag 
Race”

28 Roebuck’s 
onetime 
business partner

30 Bang up, e.g.

31 Alternative to a 
street address

33 Grease up again

34 Ingredient in 
some medicinal 
teas

35 Director Welles

37 Saturated (in)

41 Where drinks 
may be charged 
to a room

42 Lisa Simpson’s 
grandpa

48 Wows

51 Writer Gertrude

53 Scary cry on a 
beach

54 Like most 
fireplace grates

55 Royal role for Liz

56 Enemy of Antony, 
in ancient Rome

58 From Eden to 
the land of Nod, 
e.g.

59 Fruit drinks

60 Product offering 
“round the clock 
protection”

61 Composer Satie

62 Trust

64 Aid in protein 
synthesis

PUZZLE BY JULIANA TRINGALI GOLDEN

Online subscriptions: Today’s puzzle and more than 7,000 past 

puzzles, nytimes.com/crosswords ($39.95 a year).

Read about and comment on each puzzle: nytimes.com/wordplay. 
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Request for Qualifications
The Town of Telluride, Colorado is soliciting 
proposals from individuals interested in the 
joint position of Combined Marijuana Licens-
ing Authority Hearing Officer for a two-year 
term beginning March 09, 2021. 
The Hearing Officer position has been es-
tablished by the Telluride Town Council as 
authorized by Sections 12-43.3-101 and 
12-43.4-101 C.R.S. The Hearing Officer 
shall have all the powers of the Medical 
Marijuana and Retail Marijuana Licensing 
Authorities except as otherwise specified in 
Telluride Municipal Code Chapter 6, Articles 
5 and 6. Compensation for services shall be 
determined by the Telluride Town Council. 
Applicants shall specify an hourly billing rate 
in the proposal. Applicants must be an attor-
ney admitted to practice law in Colorado with 
current malpractice liability insurance. Ques-
tions concerning the scope of the work or 
regarding bid submittal or process should be 
directed to Kevin Geiger, Town of Telluride 
Attorney, at (970) 728-2153.
Written statements of qualifications and in-
quiries will be received at the Town of Tel-
luride Clerk’s Office, Attention: Town Clerk 
Tiffany Kavanaugh.  Proposals must be re-
ceived before 12:00 p.m., noon, on Friday, 
February 19, 2021.  If hand-delivered, they 
are to be received at Town Hall, 135 W. 
Columbia Avenue, Telluride, CO  81435.  If 
mailed, the address is P.O. Box 397, Tel-
luride, CO  81435.  Proposals can also be 
emailed to:  tkavanaugh@telluride-co.gov. 
The Town of Telluride reserves the right to 
reject any and all proposals and to waive any 
irregularities or informalities.

Legal Notices

NOTICE OF VESTING
OF SITE-SPECIFIC  

DEVELOPMENT PLAN

THIS IS TO GIVE NOTICE pursuant to 
Section 24-68-103(1), C.R.S., and Tel-
luride Municipal Code Title 18, Article 5, 
Division 2, Section 5-208.H, that a site-
specific development plan and vested 
property right has been approved for the 
following project: 
PROJECT TITLE: 529 West Pacific  
Residence
SUMMARY: Consideration of: (A) a Small 
Scale application for repositioning of a rated 
THAS Primary Structure in the HPOD per 
LUC 7-203.B.14; and (B) a Minor Scale  
application for an addition to a rated build-
ing which will increase the structure’s floor 
area by less than 10%, per LUC 7-203.C.5.
LEGAL DESCRIPTION: Lot 8 and the 
East 2.5’ of Lot 9, Block 8, West Telluride 
Addition
ADDRESS: 529 West Pacific Ave. 
ZONE DISTRICT: Accommodations One
OWNER: Tim Hild and Iva Kostova Hild
APPLICANT: Tom Conyers, Architect, AIA
Approved on January 20, 2021
Such approval is subject to all rights of 
referendum and judicial review. Addition-
al information concerning the approval 
is available from the Telluride Planning 
Department, Telluride, Colorado, 970-728-
2161 during regular business hours.

Published in the Telluride Daily  
Planet January 27, 2021 and at www.
telluride-co.gov.

PUBLIC HEARING NOTICE

     The San Miguel County Planning Com-
mission has been asked to consider an ap-
plication submitted by Thomas G. Kennedy, 
Attorney on behalf of Genesee Properties, 
Inc. for a Land Use Code Amendment to 
add a new Mixed-Use Development Zone 
District and for a Sketch Plan Subdivision 
and Planned Unit Development (PUD) for 
the “Society Turn Parcel” a 20 acre property 
parcel three miles west of the Town of Tel-
luride on Highway 145 located southwest 
of the Society Turn Roundabout.  Land Use 
Code Amendments and Sketch Plan Subdi-
visions and Planned Unit Developments ap-
plications are subject to Two-step Review, 
i.e. review and recommendation at a Public 
Hearing by the Planning Commission (CPC) 
and review and action at a public meeting by 
Board of County Commissioners (BOCC). 

     This Public Hearing is the first step of a 
Two-step Planning Commission and Board 
of County Commissioner Review pursuant 
to Land Use Code Sections 5-1802, 3-601 
C and 3-702 A.

     A Public Hearing on the above proposal 
will be held by the San Miguel County Plan-
ning Commission on Thursday, February 11, 
2021 at 9:30 AM.  This meeting will be held 
online due to the COVID-19 virus. To provide 
comment or ask questions regarding the pro-
posed application(s), please join the meet-
ing at https://zoom.us/join, Meeting ID: 965 
1288 5206, Password: 534277; Audio only: 
Dial 1-301-715-8592 or 1-253-215-8782 
(long distance rates may apply).  Please call 
the Planning Department at 97-728-3083 for 
more information on the application. A com-
plete text of this proposal may be viewed at 
https://societyturn.info/

     Written comments of more than one 
page may not receive full consideration if 
not received by February 1, 2021.  Send 
comments to: San Miguel County Planning 
Department, P.O. Box 548, Telluride, CO 
81435 or planning@sanmiguelcountyco.
gov.  

TOWN OF OPHIR, COLORADO
Notice of Passage of Ordinance No. 

2021-1
On January 19th, 2021 the Town of Ophir, 
Colorado General Assembly passed on sec-
ond and final reading Ordinance 2021-1, as 
amended, entitled: Amending 2017-1 in part 
to Allow Redaction of Voter Identification In-
formation from Election Ballots in the Event 
of a Public Record Request for Paper Ballots 
that have been cast, Designating the Town 
Clerk as the Designated Election Official for 
All Non-Coordinated Municipal Elections, 
Providing that Nominations for Elections of 
Town Officers shall be made at the General 
Assembly Meeting in the month of December 
preceding the annual January Election, Al-
lowing the Town Clerk to cancel an Election 
as to any office that is uncontested, and dur-
ing the Period of Time which a State Disaster 
Emergency Due to Pandemic is Declared: 1) 
Provisionally Providing for a Delay of the an-
nual Election; and allowing the Town Clerk 
to count, canvas, and tally the ballots cast 
prior to the completion of the election with 
the assistance of a mentor designated by the 
Mayor, and to Certify the Election Results to 
the General Assembly after 7:00PM on the 
day of the Election.
Ordinance 2021-1 amends Ordinance 2017-
1, Authorizing Paper Ballots to allow for drop 
off ballot voting for elected officials during 
times of statewide declaration of disaster 
when the General Assembly cannot meet 
to vote. Ordinance 2021-1 allows the Town 
Clerk to cancel non contested elections and 
provides nominations for elected officials in 
the month of December preceding the month 
of January. This ordinance may be inspected 
and copied at the office of the Town Clerk 
and will be available on the Town’s website. 
Requests may be made by calling 970-728-
4943 or by emailing the town clerk at clerk@
ophir.us 
Sydney Roop, Town Clerk.

TOWN OF OPHIR, COLORADO
Notice of Passage of Ordinance No. 

2021-3
On January 19th, 2021 the Town of Ophir, 
Colorado General Assembly passed on sec-
ond and final reading Ordinance 2021-3, 
as amended, entitled: Allocating Funds to 
Match Southwest Water Conservation Dis-
trict Grant for Werner Spring Infiltration 
System Replacement.
Ordinance 2021-3 transfers up to $27,670.00 

from the General Fund to the Capitol Im-
provements Fund to match Southwest Wa-
ter Conservation District Grant for Werner 
Spring infiltration system replacement, a reli-
able secondary water supply. This ordinance 
may be inspected and copied at the office of 
the Town Clerk and will be available on the 
Town’s website. Requests may be made by 
calling 970-728-4943 or by emailing the town 
clerk at clerk@ophir.us 
Sydney Roop, Town Clerk. 
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PO Box 1645/131 West Columbia Avenue, Telluride, CO 81435 970-729-1454 email: jim@telluridefire.com 
“Protecting life, property and the environment, by responding to the emergency needs of our community” 

TELLURIDE FIRE PROTECTION DISTRICT 

     Jim Boeckel, Fire Marshal 

 

December 22, 2020 

TO: Kaye Simonson,  San Miguel County Planning Director 

FROM: Jim Boeckel, Fire Marshal 

RE: Review of Genesee Properties Inc. Submittal for 20 acre property parcel located on SW 

corner of Highway 145 at Society Turn 

 

After review of the plans and documentation for this property I (we) have the following 

comments; 

While the locations of the fire hydrants shown on the plans appear to be adequate the locations 

shall be field verified with the Telluride Fire Protection District prior to installation. 

 

 

 

 

 

 

mailto:jim@telluridefire.com


J. David Foley 
San Miguel County Surveyor 

P. O. Box 825, Ophir, CO 81426 
Phone/ Fax 970-728-9998 
surveyfoley@gmail.com 

 
John Huebner, Associate Planner 
San Miguel County Planning Department 
P. O. Box 548 
Telluride, CO 81435 
 
January 7, 2021 
 
Re: Society Turn Sketch PUD/Subdivision Plan 
 
I have reviewed the application received by email from the County Planning Dept. on 
December 21, 2020 and have the following comments: 
 
General  

1. The railroad right-of-way for the former Rio Grande Southern Railroad 
through the Denver Placer appears to belong to San Miguel County per deed 
at Reception No. 017594.  

2. The Town Sewer Plant Parcel is located on an area of extreme topography 
with approximately 40 feet of elevation difference in a short length. Also, 
overhead utility lines cross that parcel. San Miguel County should obtain an 
evaluation and recommendation for suitability from the Town of Telluride for 
the use of this parcel for sewer plant expansion. 

3. Per Exhibit G Engineer’s Report and per Section 5-501 F of the Land Use 
Code, Road A is classified as a Collector. A Collector requires a 60 foot right-
of-way per Section 5-502 E and Figure 5-1D of the Land Use Code. The right-
of-way width for Road A varies and is only 40 feet wide at the narrowest point. 
It is important to have a full right-of-way width for the main entrance to this 
proposed subdivision to allow for future pedestrian and vehicle transportation 
needs, future utility installations, snow storage and many other future needs 
that may not be predicted now. 

4. The Snow Storage Area shown on Sheet C-4 of Exhibit F Engineering Plans 
is located on a Gas Easement per Reception No. 249246. The applicant 
would need permission from the Gas Company to use this easement area for 
snow storage. 

5. Sheet C-3 of Exhibit F Engineering Plans shows an irrigation ditch to be re-
routed and constructed. The applicant should let the County know if this ditch 
has any other owners of water rights associated with it other than the 
applicant. Also, there appears to be plans to continue using the irrigation 
water from this ditch, but no irrigation plan or narrative is presented. 

6. There is a large hilltop located in the Northeast area of the proposed project. 
The Sketch Plan is unclear as to how this large topographical feature will be 

mailto:surveyfoley@gmail.com


affected by the proposed development. Is the hilltop to be removed, partially 
removed or left in place for future owners to remove? Will it still provide visual 
screening from the highway? 

7. Portions of Planning Areas 4 and 5 are within Easements per Book 432 at 
pages 29 and 31. Is the Town of Telluride agreeable to revise these 
easement locations? 

 
Exhibit E Existing Conditions Map - Improvement Survey Plat and Topographic Survey 
by Bulson Surveying 

 
It is best to have all easements of record properly disclosed and shown on an 
existing conditions map at an early stage of the review process.  

8. Label the easement shown for the Easement Agreement at Reception No. 
439903. 

9. Correct the labelling of the Amended Easements per Reception No. 460667. 
10. The overhead utility lines and centerline of easements near the Southwest 

corner of Parcel A-1 is not shown. 
11. Plot the Easement to Mountain Bell indicated on Plat Book 1 at page 67 and 

supposedly filed with the District Court (as noted on the plat).  
 
Land Use Code Amendment from October, 2020 

 
The applicant should be advised that a Land Use Code Amendment was approved 
by the County Commissioners at their October 7, 2020 meeting and is not posted on 
the County website yet. This Land Use Code Amendment has some changes to the 
requirements for PUD and Subdivision applications. 
 
 

 
 
 
J. David Foley 
San Miguel County Surveyor 



 

  
  
  
  
Northwest Mountain Region 
Colorado, Idaho, Montana, Oregon, 
Utah, Washington, Wyoming 

Denver Airports District Office 
26805 East 68th Avenue, Suite 224 
Denver, Colorado  80249 
 
Phone:  (303) 342-1254 
Fax:  (303) 342-1260 

 
January 20, 2021 
 
 
Kaye Simonson, Planning Director 
San Miguel County 
333 West Colorado Ave 
Telluride, CO 81435 
 
RE: Sketch Plan PUD/Subdivision and LUC Amendment Society Turn Parcel - Genesee 
Properties, Inc. 
 
Dear Ms. Simonson: 
 
The Federal Aviation Administration, Denver Airports District Office (FAA) appreciates the 
opportunity to comment on the agency referral for the “Society Turn” parcel. Due to the close 
proximity of this proposed development to the Runway 27 threshold at the Telluride Regional 
Airport and the proposed uses, specifically the residential component, the FAA has concerns 
over this proposed development because of the potential negative impacts this development may 
have on persons and property on the ground and the safety and utility of the National Airspace 
System. 
 
The FAA has invested over $94 million in development and planning grants for the Telluride 
Regional Airport. This investment requires San Miguel County, as an airport sponsor, to comply 
with specific Federal obligations, known as Federal grant assurances, which among many other 
requirements, requires the county to preserve and operate Telluride Regional Airport in 
accordance with FAA regulations and standards and to protect the airport from non-compatible 
land uses.  FAA considers residential development adjacent an airport to be a non-compatible 
land use (see FAA Order 5190.6B, Airport Compliance Manual, Chapter 20, Compatible Land 
Use and Airspace Protection). 
 
In addition to the land use concerns, given the proximity to the airport the FAA requires the 
submittal of FAA Form 7460-1, Notice of Proposed Construction or Alteration for any 
development or construction in this area.  The FAA uses information provided on this form to 
conduct an aeronautical review to determine if the proposal will pose an aeronautical hazard and 
to minimize the adverse effects to aviation.  Helipads are required to submit FAA Form 7480-1 
Notice for Construction, Alteration and Deactivation of Airports prior to construction. FAA 
Form 7460-1 and 7480-1 can be filed electronically at www.oeaaa.faa.gov. 
 
The FAA understands and recognizes the needs for a regional Medical Center and associated 
affordable housing; however that does not relieve San Miguel County from its obligations as an 
airport sponsor.  The FAA does not control local land use decisions, it is up to San Miguel 

http://www.oeaaa.faa.gov/
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County to make sure they are living up the requirements as an airport sponsor to protect the 
airport and the ensure compatible land uses surrounding the airport. 
 
If you have any additional questions or concerns please feel free to contact me. 
 
Sincerely, 
 
 

 
 
John Sweeney,  
Community Planner 
FAA, Denver Airports District Office 
 



 

LAST DOLLAR P.U.D. ASSOCIATION 

P.O. BOX 1106 

TELLURIDE, CO  81435 

                                                      

January 22, 2021 

 

Via Email: kayes@sanmiguelcountyco.gov and 

planning@sanmiguelcountyco.gov 

Kaye Simonson, San Miguel County Planning Director 

San Miguel County Planning Commission 

 

RE: Referral Agency Comments for Last Dollar P.U.D. Association (the 

“Association”) regarding the Applications for Amendment to the San Miguel 

County Land Use Code and Sketch Plan Subdivisions and Planned Unit 

Development Applications for the Society Turn Parcel (the “12/21 

Submissions”), all as submitted by Genesee Properties, Inc. (“Genesee”) 

________________________________________________________________________ 

 

Dear Kaye: 

 

 Please accept this letter as providing on behalf of the Association the initial “designated 

referral agency” comments on the above-referenced 12/21 Submissions. 1    

 

 In that connection, attached is a summary of comments (the “Traffic Consultant 

Comments”) from SM Rocha, LLC, the Association’s traffic consultant (the “Traffic 

Consultant”). To help highlight the issues of concern, from a traffic perspective, we have yellow 

highlighted those portions of the Traffic Consultant Comments that appear to merit attention 

and/or look problematic. 2 

 

 In addition to the Traffic Consultant Comments, we also note that the southern portion of 

the Road A Cul-de-Sac is shown as extending beyond the paved roadway. Thus, getting 

clarification on that issue would be very helpful.  Also, since a CDOT waiver is required to allow 

the shortened eastbound right turn lane (based on a 40 MPH, instead of the current 45 MPH), 

please help us understand the status and details of that CDOT waiver (and how it will impact the 

12/21 Submissions).  Finally, we cannot follow the plans for extending the pedestrian/bike paths 

(offered as mitigation for the various Land Use Exemptions/waivers with respect to underpasses 

regarding highway 145, etc.).  Thus, clarification on that front also would be helpful.  

 

 Finally, please accept these comments as provided in the context of the Association’s 

“designated referral agency” comments.  Since specific Association Owners, etc. have not yet 

reviewed the 12/21 Submissions in detail, any of their comments will follow under separate 

cover within the public comment timelines you outlined. 

 

 

 

 
1 Please note that you forwarded yesterday updates/revisions to the Traffic Plan provided with the 12/21 

Submissions. Accordingly, these comments do not reflect any matters in this most recent new traffic plan. 
2 See footnote above. 
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Kaye Simonson, San Miguel County Planning Director 

San Miguel County Planning Commission 

San Miguel County Board of Commissioners 

January 22, 2021 

Page 2 

Thank you for your attention to these matters and please do not hesitate to contact us with 

any questions, or if we can help otherwise.   

Sincerely, 

LAST DOLLAR PUD ASSOCIATION 

By: //s// Pete Wagner 

  Pete Wagner 

ec: Amy Markwell, Esq. 

Thomas G. Kennedy, Esq. 

Last Dollar Board 

Affected Owners 

Douglas R. Tueller, Esq. 

David F. J. Dye, Esq. 

Monique Bensett 



























1/25/2021 San Miguel County Mail - Re: Agency Referral: Sketch Plan PUD/Subdivision and LUC Amendment Society Turn Parcel - Genesee Prop…

https://mail.google.com/mail/u/0?ik=c8a67a6011&view=pt&search=all&permthid=thread-f%3A1686724881128350019%7Cmsg-f%3A16895310900824… 1/2

Kaye Simonson <kayes@sanmiguelcountyco.gov>

Re: Agency Referral: Sketch Plan PUD/Subdivision and LUC Amendment Society
Turn Parcel - Genesee Properties, Inc. 
1 message

Jim Boeckel <jim@telluridefire.com> Thu, Jan 21, 2021 at 1:53 PM
To: Kaye Simonson <kayes@sanmiguelcountyco.gov>

Kaye,  We have no comment at this time regarding the traffic study

On Thu, Jan 21, 2021 at 10:21 AM Kaye Simonson <kayes@sanmiguelcountyco.gov> wrote: 
I would like to let you know that the Society Turn PUD Traffic Study has been updated, based upon some initial
feedback from CDOT.  It is on the website, https://societyturn.info/.  We would appreciate receiving comments by 1/29. 
Comments received the first week of February or later will be more difficult to incorporate into the staff report, as we
need to have that ready by February 4.   To those of you who have provided comments already, thank you.  If you have
any questions, please let me know.  Thanks.
 
Kaye 
 
On Mon, Dec 21, 2020 at 2:29 PM John Huebner <johnh@sanmiguelcountyco.gov> wrote: 

All,
 
Please find the enclosed link to application submitted by Tom Kennedy, Attorney on behalf of Genesee Properties,
Inc. for Sketch Plan PUD/Subdivision and Land Use Code Amendment - Society Turn Parcel.  The planning letter
certifying the application complete is attached for your reference. Thank you for reviewing this application and
providing your feedback.  
 
The Planning Department requests that you please provide your review comments by January 22, 2021 to Kaye
Simonson, Planning Director, kayes@sanmiguelcountyco.gov  
 
The project application can be found at https://societyturn.info/ and is scheduled for review by the San Miguel
County Planning Commission on Thursday, February 13, 2021.  
 
Regards,
 

John

 

John Huebner 
Senior Planner
San Miguel County 
P:970-728-3083
333 W Colorado Ave, 3rd Flr
Telluride, CO 81435

www.sanmiguelcountyco.gov 
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1/25/2021 San Miguel County Mail - Re: Agency Referral: Sketch Plan PUD/Subdivision and LUC Amendment Society Turn Parcel - Genesee Prop…

https://mail.google.com/mail/u/0?ik=c8a67a6011&view=pt&search=all&permthid=thread-f%3A1686724881128350019%7Cmsg-f%3A16895310900824… 2/2

For information about San Miguel County's response to COVID-19 (Coronavirus), please visit https://www.
sanmiguelcountyco.gov/590/Coronavirus 

 
 
--  
For information about San Miguel County's response to COVID-19 (Coronavirus), please visit https://www.
sanmiguelcountyco.gov/590/Coronavirus
 
 
Kaye Simonson, AICP
Planning Director 
San Miguel County Planning Department
Office: (970)369-5436
Cell: (970)729-9929
www.sanmiguelcountyco.gov 
 

      

--  

Jim Boeckel, Fire Marshal, Battalion Chief 
Telluride Fire Protection District 
PO Box 1645/131 West Columbia Avenue 
Telluride, CO 81435 
970-729-1454 (cell) 
970-728-3801 (office) 
970-728-3292 (fax) 
jim@telluridefire.com

https://www.sanmiguelcountyco.gov/590/Coronavirus
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January 25, 2021 
 
Kaye Simonson, San Miguel County Planning Director 
P.O. Box 548 
333 W. Colorado Avenue, 3rd Floor 
Telluride, CO  81435 
 
Re:   1) Sketch PUD and Subdivision Plan for Society Turn Development Plan 
 2) Creation of new MXD Zone to regulate the Society Turn Development Plan 
__________________________________________________________________________________ 
 
Dear Ms. Simonson: 
 
Thank you for your referral of the above referenced application for Sketch PUD and Subdivision 
Plan for the Society Turn Development Plan; and the creation of the new MXD Zone District.  
As indicated in your referral, the Sketch PUD and Subdivision Plan is the initial step in the 
review process for the 19.7-acre parcel and will be followed by more detailed plans and final 
reviews.  At the same time, however, the MXD zone District is being reviewed by the Town for 
final review before it is considered for a recommendation by the San Miguel County Planning 
Commission.   It is the Town’s understanding that upon adoption by the Board of County 
Commissioners, the new zone district will then be requested for the Society Turn Parcel at a 
future hearing simultaneous with final review of the preliminary plans. 
 
As was previously stated in comments to the County during the Master Plan amendment 
consideration, “…the Town will need to evaluate and agree to the appropriateness of any 
proposed uses along with specific volumes expected of water demand and wastewater 
generation.”  The current review of the Sketch Plan is an initial review since it precedes any 
negotiated water and sewer service agreements between the Town and County.  The 
agreements must be accomplished before Preliminary applications are approved.   
 
The Sketch PUD and Subdivision Plan identify future uses for five (5) “Planning Areas” 
developed as a “Planned Community” in accordance with the Colorado Common Interest 
Ownership Act (CIOA).   While Planning Area 1 will develop initially for the new Regional 
Medical Center and Regional Wastewater Treatment Plant expansions/renovations, Planning 
Areas 2 through 5 will develop for free market mixed uses.  While, the applicant will construct 
access improvements, internal roads, and utilities to serve development for Planning Area 1, 
Planning Areas 2 through 5 will be sold separately to third party developers.  The development 
anticipates a Subdivision Improvements Agreement (SIA) with the Town.   While the time frame 
for Planning Area 1 will occur in the short term as land is conveyed to the Hospital District and 
the Towns of Telluride and Mountain Village, it is not clear when Planning Areas 2 through 5 
will be accomplished.  According to the narrative, the free market planning areas will “remain 
undeveloped and used for cattle grazing for the foreseeable future” and will develop as phased 
sewer service is available.  The narrative further clarifies that the Town would have to agree to 
provide water and sewer upon payment of the tap fees “based upon the proposed usage and 
calculated at the extraterritorial tap fee rate.”   The narrative projects that Planning Areas 2 and 
3 could occur no later than seven (7) years from development plan approval, while Areas 4 and 
5 could occur no less than ten (10) years from approval.   



 
 
The public benefits (land conveyances for medical center/wastewater treatment plant 
expansion and public open space) are reasonable in terms of the development of the 19.7-acre 
parcel.  A maximum total area of 334,848 square feet is provided in the narrative based on 
“modeling” for water and sewer service allocations.  The densities could be re-assigned 
between Planning Areas.   
 
Town Staff has reviewed the Sketch PUD and Subdivision Plan and the MXD Zone District and 
has the following comments:   
 

 It is staff’s understanding that 100 Percent of the residential uses will be deed restricted 
employee housing (based on Housing Mitigation Plans) and that no free-market housing 
will occur in any of the Planning Areas. 
 

 As stated in previous reviews, any “ancillary” uses in Planning Area 1 should be limited 
to only complementary uses to the Regional Medical Center, not an additional primary 
use or ancillary use occupying a separate parcel.   

 
 The Town of Telluride strongly discourages restaurants that include drive-through 

window service.  
 

 In keeping with the character of the Telluride region, use of standard “off-the-shelf” 
corporate image architecture should be prohibited in the design guidelines. 

 
 Prior to final approvals for any hotel use, the Hotel Needs Assessment shall be revised 

to reflect “current” statistical data and shall identify the full impacts to the local 
accommodations market. 
 

 Prior to hospitality uses being approved for construction, a formal transportation/shuttle 
agreement must be executed. 

 
 Prior to preliminary approval applications, the applicant should have a finalized 

negotiated agreement with the Town of Telluride for water and sewer service. 
 

 A 25-year vesting for the entire project may be ambitious considering the uncertainty of 
uses for Planning Areas 2 through 5.  Vesting may need to be tied to actual final plan 
approvals.  There may need to be a process whereby final plan approvals are only 
granted for Planning Areas 2 through 5 as development is granted based on service 
availabilities. 

 
 A substantial amount of “head-in” parking is provided along the main travel corridor 

which is inconsistent with the design guidelines that encourage parking areas “to the 
rear or sides of buildings and along alleys.” 
 

 Provide additional landscape dimensions for internal parking areas (landscape islands) 
to prevent excessive parking surface masses.   
 

 Please clarify the method for tracking land uses based on the water and sewer 
allocations. 

 
 Staff agrees that the irrigation for landscaped areas will be dependent on a drilled onsite 

well with water stored underground.  In keeping with Low Impact Development (LID) 



approaches that minimize runoff volumes, perhaps the development might investigate 
the possibility of connecting roof runoff from the subdivision, at least, to a capture 
system that connects to the underground water storage tank. 
 

 Review of the proposed subdivision drainage plan has raised concern that the current 
designs have not incorporated LID concepts.  Instead, the design proposes to capture 
and concentrate runoff from most of the subdivision and send it to several Stormtech 
ADS detention systems to mitigate runoff rates.  While the ADS detention systems do 
remove some pollutants (i.e., total suspended solids, phosphorus, and some metals), 
some pollutants will be released into the San Miguel River.  The current design sends 
most of the runoff volume from the subdivision eastward to ADS detention systems that 
will discharge stormwater upstream of the Telluride Regional Wastewater Treatment 
Plant discharge.  This will compromise in stream water quality and likely lead to more 
stringent permit limits at the plant for a variety of parameters.  The Town therefore 
requests that the applicant reconfigure its stormwater management designs. 
 

 More Detailed Technical Observations 
 

o Water – A fire flow analysis must be conducted by the Applicant to ensure that 
there is sufficient water supply available for 6 new hydrants.  An additional water 
tank may need to be part of the subdivision designs, similar to the tank at Lawson 
Hill Subdivision. 
 

o Sewer – When it is appropriate, the Town Engineer will review a proposed profile 
for the new sewer main serving planning areas 1 through 3 to confirm the main 
can make grade to flow by gravity to the existing sewer.  The Applicant’s engineer 
is not likely aware that the Town is evaluating upgrades to the TRWWTP that may 
change the hydraulic grade line (HGL) of the plant, which may require changes to 
the Aldasoro Main.  Public Works anticipates that the HGL will be finalized by the 
end of 2021. 
 

o Sewer – The sewer connections for planning areas 4 and 5 to the existing 24-inch 
sewer main are discussed in the engineering report but not shown on the Sketch 
Plan. 

 
Thank you for your consideration of these comments for initial review.  The Town looks forward 
to future discussions as final plan details are developed for future hearings.   
 
Sincerely, 
 

 
 
Ron Quarles, Planning and Building Director 



John Huebner <johnh@sanmiguelcountyco.gov>

Fwd: Clarification of January 25 letter 
1 message

Kaye Simonson <kayes@sanmiguelcountyco.gov> Wed, Feb 3, 2021 at 11:31 AM
To: Thomas Kennedy <tom@tklaw.net>, John Huebner <johnh@sanmiguelcountyco.gov>

Tom, I believe Ron meant January 25, 2021, not 2019.  I have asked if he'd like to give me an updated letter, or if I should
just append the email to the letter.

Kaye 

---------- Forwarded message --------- 
From: Ron Quarles <rquarles@telluride-co.gov> 
Date: Wed, Feb 3, 2021 at 11:13 AM 
Subject: Clarification of January 25 letter 
To: Kaye Simonson <kayes@sanmiguelcountyco.gov> 
Cc: Ross Herzog <rherzog@telluride-co.gov>, Kevin Geiger <KGeiger@telluride-co.gov> 

Good morning Kaye.  Please accept this email as clarification regarding the second
paragraph in the comments provided to you by the letter dated January 25, 2019 sent
to you by email on the same date.   In the second paragraph, language was inserted
from a previous letter dated March 4, 2019 as follows  “…the Town will need to
evaluate and agree to the appropriateness of any proposed uses along with specific
volumes expected of water demand and wastewater generation.”  The January 25
letter did not intend to disregard supplementary language  that was sent to you in a
letter dated May 7, 2019 as follows:

 

 

Ron Quarles

Planning and Building Director

mailto:rquarles@telluride-co.gov
mailto:kayes@sanmiguelcountyco.gov
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Town of Telluride

970-728-2150

https://www.telluride-co.gov/

 

--  
For information about San Miguel County's response to COVID-19 (Coronavirus), please visit https://www.
sanmiguelcountyco.gov/590/Coronavirus

Kaye Simonson, AICP
Planning Director 
San Miguel County Planning Department
Office: (970)369-5436
Cell: (970)729-9929
www.sanmiguelcountyco.gov 
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Montrose Service Center 
2300 S. Townsend Avenue 
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         January 26, 2021 

Kaye Simonson 
Planning Director 
San Miguel County 
333 W Colorado Ave, 3rd Floor 
Telluride, CO 81435 

 

RE: Sketch Plan PUD/Subdivision and LUC Amendment Society Turn Parcel - Genesee 
Properties, Inc. 

 

Dear Ms. Simonson; 

Thank you for the opportunity to comment on the Sketch Plan PUD/Subdivision and LUC 
Amendment Society Turn Parcel – Genesee Properties, Inc. Colorado Parks and Wildlife (CPW) 
has reviewed the site plan and wildlife report associated with this application. The proposed 
project is consist of mix use commercial and residential development on a 19 acre parcel 
adjacent to Highway 145 at Society Turn near the town of Telluride, CO. CPW provides the 
following comments related to the project: 

Elk 

CPW has mapped the parcel and surrounding area as severe winter range for elk and is on the 
edge for an elk migration corridor.  Elk utilize the valley floor and during years of light snow 
fall and accumulation use of the parcel is limited, however, during years of normal or heavy 
snowfall events elk do utilize the parcel despite it being adjacent to existing highway and 
commercial and residential development.  

The movement of large wild ungulates from summer range in the Prospect Basin, Alta Lakes, 
Mountain Village area to the winter range of the south facing slopes on the north side of the 
box canyon that Telluride lies in is extremely important to the continued survival of those 
populations.  These populations provide not only economic benefits through hunting, but are 
a part of the visual lure of the area for visitors in the spring and summer. CPW is concerned 
with continued development of private parcels along the valley floor from the eastern edge of 
Telluride to the top of Keystone Hill could alter these seasonal migration patterns and long 
term  populations. We recommend that the county prioritize efforts to permanently preserve 
the movement corridors and to ensure the permeability of the highway crossing for the 
benefit of wildlife including lynx and other species into and of the Telluride Valley.  

Black Bears 

CPW agrees with the assessment that development of the parcel will increase conflict 
potential between black bears and humans. The neighboring residential areas of Lawson Hill 
and Last Dollar report bear issues every year. With the addition of multi-family dwellings, 



food service facilities, and budget nightly rental facilities, human-bear conflicts could 
significantly increase. The proposed mitigations in the plan (no fruit bearing vegetation, bear 
proof trash cans, etc) are the most basic measures that should be taken. CPW strongly 
suggests that all bird feeding be prohibited; this includes the feeding of hummingbirds with 
sugar syrup dispensers. CPW strongly recommends that all trash receptacles for businesses, 
multi-family dwellings, and nightly rental facilities be contained within a structure of metal, 
brick, or stone where human access points are constructed of metal with a locking mechanism 
that requires dexterous manipulation. All exterior trash receptacles should be bear proof, not 
just bear resistant. 

With regard to the vegetation to be used for revegetation and aesthetic plantings, CPW 
suggests that only non-fruiting, non-invasive species be used. Numerous ornamental species, 
while easily established, have proven to be extremely invasive and can cause deleterious 
impacts to wildlife habitat not only in the area where first applied, but anywhere where the 
wind or water may transport the seeds. It is also suggested that plant species should be 
selected for their lack of palatability to wildlife species, primarily large ungulates, as it would 
not be advantageous to promote wildlife use of the area if the development is permitted.  

Riparian and River Resources  

The San Miguel River contains a recreational cold-water trout fishery popular with anglers. 
These trout also supports river otters, which prey on the fish. River otters have been reported 
further up river than noted in the plan materials. River otters have been sighted as far up 
stream as Bilk Creek confluence. Increased silt and sedimentation loading as well as other non 
point source pollution from the development and impervious surfaces could impact water 
quality within the San Miguel River. We recommend that project design feature incorporate 
permeant storm water management practices to reduce and prevent these material from 
entering the waterway. In addition, we recommend providing/planting a vegetation buffer 
and building setback of at least 300 feet from the Ordinary High Water Mark from the river.    

Our goal in commenting is to ensure that wildlife populations can continued to be enjoyed by 
residents and visitors of Telluride and San Miguel County. The application of project design 
features and best management practices will help to avoid and minimize projects impacts to 
wildlife resources within the planned development.  
Again, thank you for the opportunity to comment on this sketch plan. If you have any question 
or would like to discuss our recommendations please feel free to contact myself at 970-209-
2368.  
 

Sincerely, 

 
Mark W. Caddy 
District Wildlife Manager 
Colorado Parks and Wildlife 
P.O. Box 532 
Norwood, CO 81423 
970-209-2368 
 

 

Magee, Brian
Conflicting statement here. Plant natives, not ornamentals and make sure the natives are not palatable for wildlife? I would suggest deleting the whole paragraph. 



Rachel Sralla, Area Wildlife Manager 
Cory Chick, Southwest Region Manager 
Brian Magee, Land Use Coordinator 
Eric Garduino, Aquatic Biologist 
File  
 



January 25, 2021 

 
Kaye Simonson, AICP; San Miguel County Planning Director 
P.O. Box 548 
333 W. Colorado Avenue, 3rd Floor 
Telluride, CO 81435 

RE: Sketch PUD and Subdivision Application / LUC Amendment, Society Turn Parcel; San Miguel County 
Planning Commission Meeting February 11, 2021 

Dear Ms. Simonson, 

On behalf of the Town of Mountain Village (the “Town”), I am writing to provide support for the proposed 
Society Turn Parcel Sketch PUD / Subdivision Plan Application and proposed Land Use Code Amendment 
(the “Applications”), as submitted by Genesee Properties (the “Applicant”). We believe any future 
development in the region should meet the overall goals of the community and these Applications are 
congruous with the community’s changing needs. The Town is supportive of the Applications largely 
because it would allow for increased affordable housing opportunities, an improved sense of community 
for Lawson Hill residents, a vibrant mix of land uses, high-quality architectural design standards, trail 
connectivity, preserved open space, and additional transit connections. Most of all, we are excited about 
the Applicant’s willingness to provide dedicated lands for future public amenities and critical 
infrastructure that our community desperately needs, specifically the Telluride Regional Waste Water 
Treatment Plant and the medical facilities. The Town has reviewed the Applications and all associated 
documentation related to the site-specific development plan, and strongly supports the project as 
proposed with minor suggestions below.  

Over the past year, COVID-19 has made it very apparent that in order to collectively serve our residents, 
we need to address and prioritize current and projected limitations on critical infrastructure. The lack of 
available land for improved medical facilities and overnight care beds has been at the forefront of recent 
discussions, but equally important is the long-term need to increase wastewater treatment capacity, 
increased regional affordable housing stock, and continue to reduce vehicle trips throughout our 
community. We recognize the limiting geographical constraints and lack of available land needed for our 
critical public infrastructure and anchor institutions. Therefore, we maintain that any opportunity to 
provide both a Regional Medical Center and provide adequate land for the Telluride Regional Wastewater 
Treatment Plant expansion is not a decision that should be taken lightly. These facilities allow for our 
community to continue to grow sustainably, thrive, and meet the needs of our local population. It is 
understood that there has to be an economic driver to allow for the development of these public 
amenities and with that, the Town also supports the development of synergistic uses such as employee 
housing units, stand-alone medical office space, commercial flex space, eating/drinking establishments, 
and lodging accommodations. By allowing for these uses – along with the other uses as described within 



the Applications, there is huge potential to increase community cohesion in Lawson Hill and Society 
Drive in a way that has not been possible in the past given the relative geographical isolation of 
the community.  

In addition to the comments above, it should be noted that the Town maintains a 15% interest in 
the ownership of the Waste Water Treatment Plant and requests that the Commission and other 
regional partners consider this as it relates to the dedication of the 1.5 acres for the future 
wastewater expansion to provide the Town a pro-rata share of ownership in this future expansion area. 
This pro-rata conveyance would allow the Town to ensure that any planned expansion of 
the Telluride Regional Wastewater Treatment plant is done in a way that provides the adequate 
capacity to support anticipated growth, not just in Lawson Hill and the Society Turn Parcel but for all 
future needs for our area for the next 50 years. We encourage foresight into the wastewater planning 
process along with utilization and incorporation of proven technological advances – but more so 
encourage adequate design for future capacity. The region is expanding both residentially and 
commercially, and we lack the capacity at our existing facility to properly treat the wastewater 
anticipated to be created by proposed businesses and homes. If the region continues to lack the 
capacity at its wastewater treatment plant, it will continue to be limited in its ability to allow future 
businesses and homes to be built. As a partial owner of the wastewater treatment plant the Town 
believes that it is in the regional best interest of each municipality to consider all potential 
growth scenarios when working towards the eventual joint development of any future treatment 
plant expansion. 

We look forward to engaging in the forthcoming development process to ensure that any project 
meets the public needs of Mountain Village, Telluride, and the overall surrounding region.  

Thank you in advance for your time and consideration of this project. 

Dan Caton; Mayor Pro-Tem, Town of Mountain Village 

CC: Kim Montgomery 
Town Manager, Town of Mountain Village 

dcaton
Stamp



 
 
 

 

Hi Kaye, 
 
Here are my comments on the Society Turn Parcel proposal. I’m looking forward to seeing how 
this all turns out – super exciting for the region! And thanks for the opportunity to chime in! 
 

1) TIS: projected volumes west of Society roundabout. Does the analysis consider future 
projected traffic volumes from CDOT Statewide model, or are the future volumes driven 
by current counts and other modeling? I ask because the Statewide plan characterizes 
congestion on SH145 as moderate in 2030 to high in 2045 between Placerville and 
Telluride. I just want to understand if that was taken into consideration for this analysis. 

2) TIS: turn delay, north bound left turn (to the west) movements. If I’m reading this 
correctly the TIS is projecting the LOS to be C for NB left turns out of the site in 2042, 
correct? I’m sorry but what time of day is that projection for? Regardless, any delay for 
this turning movement exiting the site is a potential concern for SMART. While the 
proposal assumes that primary transit access to this site will be via the Lawson Hill 
service (more on that below), in reality the broader regional community will undoubtedly 
also have an expectation that Down Valley/Norwood routes serve this site as well. 
Efficient operation of those routes will require a minimum of delay in the northbound left 
turning movement (westbound on 145) if there is any hope of keeping schedules on time 
and meeting customer expectations – particularly in the PM peak periods.  

3) TIS, other traffic counts: Are any counts collected by the Town of Telluride on the Spur 
east of society turn roundabout considered or included in the TIS? 

4) Site Plan, bus stop: The bus stop location makes sense for Med. Center but not 
residential or retail component. May consider two stops internal to the site or a more 
centralized one. A bus pullout and shelter amenity should also be included. Additionally, 
in future phases it looks like the bus stop near the med center may be relocated or 
eliminated? I just don’t see it marked on later phase plans. Sorry if I missed it. 

5) TIS/Transit Plan: Calling out estimated ridership would be helpful – both as a reality 
check as well as helping SMART better understand if we’ll need to start thinking about 
larger vehicles for the primary services(s) providing transit access to this site. 

6) Site Plan: Bus access through future connection out to 145 south of Society roundabout 
would be ideal and most efficient from a transit operations perspective – LIRO would be 
ideal, but RO only would at least be a step in the right direction … no pun intended. To 
facilitate this in the future, SMART requests that a transit access easement be put in 
place at this location. 

7) Transit Plan: SMART was not consulted on the details of the “transit plan” component of 
this proposal and does not agree that the Lawson Hill service, as currently configured, 
can effectively serve this site. The timetable on that route is already notoriously difficult 



 
 
 

 

to maintain and there is no way to add additional distance or new stops that aren’t on the 
current route alignment without completely revamping to a different headway (thereby 
degrading the LOS for current riders) or adding additional vehicles (which incurs both 
capital costs and long-term operating costs) for SMART. At this point this is a significant 
concern, particularly with how prominent a role transit is assumed to play in mitigating 
automobile trips from this site in the proposal and accompanying impact analyses. 

8) Site Plan: A bus pullout on the north side of the highway at the new entrance to the site 
would be beneficial from a transit operations perspective and would eliminate any 
concerns about delay in north bound left turns (Down Valley) out of the site at peak 
hours and associated impacts on travel time/schedules, etc. A need for a formal ped 
crossing of the highway would then exist of course, but it already may with the crossing 
of the Remine Creek trail and higher usage on that facility in the future. 

Please let me know if you have any questions, 
 

 
 
David Averill 
Executive Director, San Miguel Authority for Regional Transportation 
 
 































































 
 

 
PO BOX 1229                              500 W Pacific Ave                                    Telluride, CO 81435        
tellmed.org                                  ofc: (970) 728-3848                                  fax: (970) 728-3404 

February 1, 2021 

Kaye Simonson, AICP; San Miguel County Planning Director 
P.O. Box 548 
333 W. Colorado Avenue, 3rd Floor 
Telluride, CO 81435 
 
RE: Sketch PUD and Subdivision Application/LUC Amendment, Society Turn Parcel; San Miguel County 
Planning Commission Meeting February 11, 2021. 
 
Dear Ms. Simonson, 

 
On behalf of the Telluride Regional Medical Center, I am writing to provide support for the 

proposed Society Turn Parcel Sketch/Subdivision Plan Application and proposed Land Use Code 
Amendment (the “Application”) as submitted by the Genesee Properties (the “Applicant”). For nearly 
forty years, Telluride Regional Medical Center has leased a remodeled building from the 1960’s. This 
building is approximately 10,000 square feet. For years is has undergone, tweaks, remodels, and 
additions to be able to continue to diagnose, treat and heal the nearly 20,000 patients we serve here 
per year. We are running out of space to adequately treat those patients and continue to provide health 
care in a safe, comfortable, and efficient way.  

Over the past year, dealing with the Pandemic, we have increased our capacity and expanded 
our services to a point where we are literally bursting at the seams! So much so, we had to incorporate 
seeing patients at a leased space, also known as the Depot clinic. We have had to be so very flexible and 
able to change to meet the Health Care needs of the community during this Pandemic. This means rising 
up and being able to treat our residents and visitors that have been sick, conduct COVID testing for 
those that have needed it and, now, meeting the needs of the community to help get us all vaccinated 
as fast as we can.  

Our Emergency Department (ED) has been dedicated to saving lives. The ED has treated patients 
with issues from COVID, car crashes, strokes, falls, broken bones, heart attacks and any kind of accident 
you can imagine. They have been working in a very tight space for many years and they so badly need 
the extra space to continue to safely and efficiently treat patients and visitors to this area. 

There are only a small number of suitable sites in this area to be able to build a new home for 
the medical center. Although, we are not classified as a “Hospital” yet, being able to expand and add 
overnight or observation beds will allow us to become a Critical Access Hospital (CAH). With the CAH 
designation, we would be able to expand diagnostic capability and laboratory services. We would be 
able to expand treatment areas in the Emergency Department and also bring back some of our 
Administrative offices that are currently located all around town. By being able to build a new facility, 
one to provide exceptional health care, we will be able to offer the community a safety net and medical 
home that reflects the needs of our patients and also honors the incredible professional talents of our 
Primary Care and Emergency Departments. 

 
Thank you for your time and support! 
Karen Winkelmann 
Karen Winkelmann 
CEO, Telluride Regional Medical Center 



LAWSON HILL PROPERTY OWNER’S CO P.O. Box 3927 
Bill De Alva 138 Society Drive, Unit B Laura Ellison Telluride, Co 81435 Shane 
Jordan 970-728-5893 Matt Kuzmich lawsonhill@gmail.com Pamela Hall  

January 27, 2021  

RE: Genesee Properties Referral  

San Miguel County Planning 
Department  

Dear Kaye and John,  

Thank you for forwarding the link to the Genesee Properties sketch plan 
application. As you are aware, Lawson Hill is the closest neighbor and the 
adjacent PUD. We will be impacted to some degree by the development of this 
parcel. In general, we are in support of the project, specifically carving out a site 
for the new Telluride Regional Medical Center and providing the land to expand 
the sewer plant. We recognize those are the carrots associated with this project.  

The project as proposed has significantly more density for the land mass than 
Lawson Hill was allotted. Part of this high density includes a considerable 
amount of retail and food/dining square footage. While not opposed to these 
uses, it is hard because Lawson Hill has asked for 25 years to have 
neighborhood commercial added to the mix of uses allowed in Lawson Hill. We 
recommended amending the LUC for Lawson Hill to redefine the Light Industrial 
zoning to accommodate a host of neighborhood commercial uses including but 
not limited to: Liquor Store, Drug Store/ Pharmacy, Neighborhood Market, 
Meat/Fish Market, Health Food Store, Hardware Store, Automotive Parts, 
Shipping Store, Office Supply Store, Florist, Bank, Diner, Restaurant, Bar/Pub, 
Delicatessen, Bakery, Thrift Store and any other similar neighborhood 
commercial uses that are deemed needed and appropriate. It would be a be 
unconscionable to allow these uses in the new PUD adjacent to Lawson Hill, 
without allowing us the same support services.  

The second concern we have is that Lawson Hill is a no dog community due to 
the restrictions placed on the PUD and the Lawson Hill Declarations from the 
beginning. We have worked diligently to enforce these regulations and to protect 



the wildlife corridor that the Keystone Gorge Trail traverses and the Galloping 
Goose intersects. The Keystone Gorge is subject to the PUD and Lawson Hill 
documents, but also the trail is subject to a conservation easement that was 
placed on the property in perpetuity to not allow dogs. San Miguel County 
accepted and acknowledged this conservation easement when they took 
ownership from the Nature Conservancy of the Gorge Property.  
The Genesee Properties application speaks about access between the two 
communities through a series of pedestrian trail connections. This means they 
will have direct access to our open space lands our businesses and our trails all 
of which do not allow dogs. Pushing this new burden of enforcement of the 
Galloping Goose, Keystone Gorge trail, open space and parks to the Property 
Owners Company is a significant worry. It would be most judicious to restrict the 
new PUD from allowing dogs in an effort to protect our property rights.  

In addition to being adjacent to our open space lands and trails, this property 
sits just across Highway 145 from the Valley Floor Conservation Easement 
property that also restricts dogs. This new PUD is basically surrounded by 
properties that have made every effort to restrict dogs in an effort to protect the 
wildlife that use this corridor. We highly recommend you consider the direct 
impact of allowing this PUD to have dogs.  

Respectfully,  

The Lawson Hill Board of Directors  





 
 
 
Kaye Simonson, ACIP, San Miguel Planning Director 
P.O. Box 548 
333 West Colorado Ave, 3rd floor  
Telluride, Colorado 81435 
 
RE: Sketch PUD and Subdivision Application/ LUC Amendment, Society Turn Parcel: San 
Miguel County Planning Commission Meeting February 11th, 2021 
 
Planning Commission and Ms. Simonson, 
 
This letter is to express my ardent support — as a primary care physician, the Public Health 
Officer for the San Miguel County Department of Health, as long-time local and as a mother — 
for the proposal submitted by Genesee Properties regarding the Society Turn Parcel.  

For nearly two decades I have been intimately involved with the various proposals aimed to land 
a permanent home for the Telluride Regional Medical Center. Every single concern I hold 
regarding the capacity limits and fundamental constraints presented by our current facility — a 
10,000 square-foot building built in the 1960s — has been exacerbated.  

The pandemic response has staff at the Telluride Regional Medical Center stretched in heroic 
ways to protect and meet the community’s needs. Our ability to provide a safe environment for 
our patients and staff, in a facility building poorly designed to meet today’s health and safety 
codes, has been challenging — to say the least.  

This community deserves a new medical center and investment in critical infrastructure.  

The Genesee Properties proposal not only provides a future and sustaining medical home for 
the region, a new medical center will also impact our community’s social determinants of health, 
ensuring better conditions that will influence individual and group outcomes in health.  

Additionally the benefit of housing security — another aspect that impacts the Telluride Regional 
Medical Center’s ability to serve the community — and the ability for future water treatment plant 
expansion and upgrades will likewise benefit the overall health of our community in synergistic 
ways, amounting to a greater sum than each individual component of their proposal.  

The offer on the table here is generous, thoughtful and timely. I expect this committee and the 
BOCC will likewise see the many benefits in this crucial plan for smart growth to enhance the 
whole health of our community.  

 
Sincerely, 

Dr. Sharon Grundy 
Sharon Grundy, MD | Primary Care 

 
PO BOX 1229                              500 W Pacific Ave                                    Telluride, CO 81435  
tellmed.org                                  ofc: (970) 728-3848                                  fax: (970) 728-3404 



RE: SkeWch PUD and SXbdiYiVion ASSlicaWion/ LUC AmendmenW, SocieW\ TXUn PaUcel: San MigXel
CoXnW\ Planning CommiVVion MeeWing FebUXaU\ 11Wh, 2021

Telluride Medical Center Foundation 

Telluride Medical Center Foundation _



 

 

 
 
February 4, 2021 
 
Kaye Simonson, AICP, San Miguel County Planning Director  
P.O. Box 548  
333 West Colorado Avenue, 3rd Floor  
Telluride, CO 81435 
 
RE: Support of the Subdivision Application/ LUC Amendment for the proposed Society Turn Parcel 
 
Dear Ms. Simonson: 
 
On behalf of Tri-County Health Network, I am writing in support of the proposed Society Turn Parcel 
Sketch PUD / Subdivision Plan Application and proposed Land Use Code Amendment 
as submitted by Genesee Properties.  We believe the proposal addresses the needs of the region and will 
enhance the Lawson Hill community.  
 
The proposal addresses many of our community needs including finding a site for our local medical 
center, increasing wastewater treatment capacity, increasing access to affordable housing, and expanding 
local transit  access.  We are pleased that the multi-use proposal centers on providing a location for the 
Telluride Regional Medical Center, as they need to expand their facility in order to continue providing 
critical medical care to our region’s population.  The central location will better serve all members our 
community and provide for streamline access including for emergency services through a helipad and 
emergency bay. 
 
It is encouraging to see a proposal being presented from developers, who have done their research in 
order to present a plan that addresses many of our community needs. 
 
Thank you for your consideration in approving this project so work can begin in addressing the needs of 
the region. 
 
Sincerely,  

 
Lynn R Borup 
Executive Director 
 
 







Denise M. Traylor  

P.O. Box 2940 

Telluride, CO 81435 
 

  Mobile 832.567.2881         Denise@PotomacCustom.com 

 

        

January 28, 2021 
 
Via Email: kayes@sanmiguelcountyco.gov and planning@sanmiguelcountyco.gov 
Kaye Simonson, San Miguel County Planning Director San Miguel County Planning 
Commission 
 

RE:  Applications for Amendment to the San Miguel County Land Use Code and 
Sketch Plan Subdivisions and Planned Unit Development Applications for the 
Society Turn Parcel (the “12/21 Submissions”), all as submitted by Genesee 
Properties, Inc. (“Genesee”) 

 
Dear Ms. Simonson, 
 
Please consider the following when reviewing the above referenced applications: 
 

1. While we are all in favor of a new hospital and greater sewer capacity, I believe 
that Genesee/San Miguel Valley Corp. is taking advantage of our community and 
its needs by proposing and requesting changes that allow them to develop an 
unnecessarily dense/large project.  The requested waivers, amendments and 
approvals   are your opportunity to lower the density thereby making this 
development more aesthetically pleasing while eliminating some of the 
congestion from the project. 

2. It appears from the application that the required two-lanes for accessing/egressing 
the development are not included in calculations.  Please do not compromise on 
these. No matter the size of the development, turn lanes are essential. 

3. The setbacks have been modified to allow for more density, greater profit to the 
developer; but I would like to remind the planning commission that this will be 
the first thing visitors to Telluride will see.  Please do not accept or approve  
waivers from the Scenic Foreground and Highway Setbacks that further support 
the setbacks.  Architectural Controls? 

4. The application requests a waiver of the amount of required parking spaces.  In 
Telluride where we struggle daily with parking, please do not create another 
parking nightmare.  

5. The application further requests a waiver for sidewalk size from 8’ to 6’ again 
allowing for more room for development.  This is to accommodate both 
pedestrians and bicycles and should not be compromised. 

6. The amount of traffic that will be created with new employee housing, retail, 
restaurants, motels, hospital and light industrial will have a major impact on the 



145 circle and I feel that the traffic projections are extremely low. I request that 
you review them closely and adjust 25-50% and consider the impact. 
 

Thank you for consideration and I conclude by again reminding you that this 
development will be the first introduction to Telluride as we drive into town.  It reminds 
me of what has happened to Moab, Leadville, Aspen and many other beautiful places.  
Last summer my family visited Key West which had always been a dream of mine. We 
passed “family friendly” chain motels, small industrial buildings, storage facilities, 
dumpy restaurants and apartments with old cars parked in front before reaching town.  
You could not even see the water!!  I will never visit there again.  As a commercial real 
estate professional, I believe that it is possible to approve a smaller development that 
would allow reasonable profit and a lower impact on our environment.  I hope that you 
will consider the same. 
 
Best regards, 
 
 
 
 
Denise M. Traylor  
 
 
 
 
 



John Huebner <johnh@sanmiguelcountyco.gov>

Fwd: LD PUD Genessee Project-RE: Notes from Larry Hopkins 
1 message

Larry Hopkins <hoptoadski@gmail.com> Thu, Jan 28, 2021 at 10:45 AM
To: Kaye Simonson <kayes@sanmiguelcountyco.gov>, planning@sanmiguelcountyco.gov, "Tueller & Gibbs, LLP. Office
Admin" <admin@tuellerlaw.com>

FROM LARRY HOPKINS
140 Nimbus Dr, Telluride, CO 81435
HOPTOADSKI@GMAIL.COM
RESIDENT OF THIS COUNTY FOR 49 YEARS
PROPERTY OWNER FOR 16 YEARS IN LAST DOLLAR
BOARD MEMBER FOR 12 YEARS
PRESIDENT OF THE BOARD FOR 5 YEARS OR MORE

Thanks for taking the time to read my email. 

As a person who has lived in this valley for 49 years I understand the need for the developer to make money but at what
cost to our historic valley. Nowadays it is how much money can we make! 
The traffic study calls our entrance as Nimbus Drive which it is not. It is Vela Drive just for clarification.

I question the time that the traffic survey was done. Early March is a history slow time for the town and mountain village.
Was this planned so it shows less impact. I think so. To remedy this issue I suggest another study during peak time in the
first half of July during our busy summer season. I believe the results will be very different.

During rush hours am or pm I have to wait up to 5 minutes or more to access the highway northbound  and
southbound pm . No where do I see this amount of delay in the traffic study.

The entrance to Vela Drive  from the state highway is an issue. Cars coming downhill-west bound are speeding up to
above the posted limit of 45 more like 55 while I am slowing down to make a turn onto Vela Drive. The remedy for this
issue is a turn lane uphill of Vela Drive. No place in this study do I see a discussion from SGM on the negative effects that
this proposal will have on Last Dollar HOA and its residents. Currently every time I turn into Vela drive I face danger of
being rear ended especially by big suv's and big pickups. Will the passing line currently starting near the entrance of this
project and headed down hill be made a double yellow and a reduced speed?

This proposal at the historic entrance to our valley needs to be more in line with our history. The pictures of proposed
buildings are way too modern and will look like any strip mall in America. With a chain hotel on either end of it.Many
historic towns in this area have gone the route of accepting all development on either end of their towns that downgrades
the experiences that visitors have.

I think all variances should be denied. Since they are trying to make this project bigger ect. These P and Z  rules were
made to be enforced. Sidewalks should be 8 feet. Setbacks as the rules state. ECT

I see where the trail that crosses from the main entrance currently to access the gas and electric yards has a current trail
crossing the main highway. This is a safety issue currently. I see in the traffic sutdy that powers to be want to move it
closer to Vela Drive. This trail crossing must be placed underground or some one is going to get seriously injured or killed.

Thank you for considering my ideas and suggestions on this very important issue.

larry hopkins

https://www.google.com/maps/search/140%C2%A0Nimbus+Dr,+Telluride,+CO+81435?entry=gmail&source=g
mailto:HOPTOADSKI@GMAIL.COM


1/28/2021 San Miguel County Mail - Genesee Planned Development at Society turn

https://mail.google.com/mail/u/0?ik=c8a67a6011&view=pt&search=all&permthid=thread-f%3A1690153108985111351%7Cmsg-f%3A16901531089851… 1/1

Kaye Simonson <kayes@sanmiguelcountyco.gov>

Genesee Planned Development at Society turn 
1 message

Randall Root <rootdallas@sbcglobal.net> Thu, Jan 28, 2021 at 10:40 AM
To: kayes@sanmiguelcountyco.gov, planning@snmiguelcountyco.gov
Cc: Gmail <lesroot53@gmail.com>

I own the property and am a full time resident at 15 Valley View Dr in the Last Dollar PUD, directly across the street from
the proposed development and would like to express a few concerns with the project. 

This development will serve as the ‘introduction’ to Telluride for any visitors arriving from the west.  Aesthetics should be
of utmost concern for the project.  We do NOT want to look like Vail or other oversized ski resorts in this regard.  While a
new medical canter is highly desired and this appears to be the best location for the center the remainder of the project
should take into account the message it sends for the rest of the community.  Scale should be appropriately small and
blend seamlessly into the environment.  I doubt whether two 300 bed hotels can fit that aesthetic. 

The Last Dollar PUD ingress/egress to the community is via Vela Dr and 145, just a few yards to the east of the proposed
entrance to the development.  A traffic study was conducted last year to gauge the impact of additional traffic coming from
the development.  I don’t believe that study adequately addressed to impact of increased traffic on the Vela Dr
intersection.  Given the results of the study we would likely face significantly increased wait times to access 145 east
bound.  Additional consideration should be given to how the increased traffic impacts the Vela Dr intersection. 

Noise pollution is also an overriding concern.  It is very peaceful  here with elk, coyote, bobcat, bear, and mule deer
sightings frequent and always thrilling.  A study on the impact of noise pollution from the development should be
conducted.  It would be a crime to chase away the wildlife from our neighborhood. 

Finally, I think Genesee is trying to pull some fast ones on the community.  Proposed changes to established setbacks
and building restrictions is below board.  They have slipped this application in with very little notice to the rest of the
community.  At a minimum the  extent and impacts of the development should be widely circulated to all.  A feature in the
Daily Planet is just the start in that direction. 

Thank you for your consideration to these concerns, 

Randy Root 
15 Valley View Dr. 
214.417.7777
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Kaye Simonson <kayes@sanmiguelcountyco.gov>

Genessee proposal 
1 message

Bill Burgess <burgesspm@gmail.com> Thu, Jan 28, 2021 at 9:59 AM
To: kayes@sanmiguelcountyco.gov

Kaye,

I would like to comment on the Society Turn development proposal.
Please let me know if this is not the appropriate place to do so. 

As a resident of Last Dollar Subdivision, I am concerned about two things:

a) The light pollution which could forever affect the view of our night sky. 
As an example of what not to do, look to the intercept parking lot. The amount of light emission there is an abomination.
Someone screwed up. Can we please learn from that mistake and not let it happen again?!!

b) The traffic impact to our community. 
The planned access point is horribly wrong and would create a very hazardous situation for anyone trying to get in or out
of Last Dollar Subdivision. The access point must be relocated much further away from our road.

Thanks very much,
Bill Burgess
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Kaye Simonson <kayes@sanmiguelcountyco.gov>

Society Turn Development 
1 message

Danny O'Callaghan <dannyocallaghan@me.com> Wed, Jan 27, 2021 at 6:45 PM
To: kayes@sanmiguelcountyco.gov

To Whom it may Concern, 
These are my concerns for the Society Development. Will there be a dedicated left turn into Vela Drive eastbound and a
slip road onto Vela westbound? 
Will the Hike and Bike trail be extended to Remine and will there be a tunnel/underpass for access to the trail
north/southbound? 
Thanks, Danny O’Callaghan 

129 Nimbus Dr. Unit 16D 
Telluride 
CO81435 

8322894677
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Kaye Simonson <kayes@sanmiguelcountyco.gov>

Society development 
1 message

Daniel O'Callaghan <dannyocallaghan@me.com> Wed, Jan 27, 2021 at 7:00 PM
To: kayes@sanmiguelcountyco.gov

One other major concern is will light pollution be addressed?  
Thanks again, Danny.  

Sent from my iPhone 
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Kaye Simonson <kayes@sanmiguelcountyco.gov>

Genesee Properties, Inc - Application to amend LUC 
1 message

Leslie Root <rootdallas@sbcglobal.net> Thu, Jan 28, 2021 at 2:17 PM
To: Kaye Simonson <kayes@sanmiguelcountyco.gov>, planning@sanmiguelcountyco.gov

January 28, 2021

RE:  Applications for Amendment to the San Miguel County Land Use Code (LUC) & Sketch Plan Subdivision & Planned
Unit Development Applications for the Society Turn Parcel submitted by Genesee Properties, Inc. on 12/21/20

Dear Ms. Simons,

Most full-time San Miguel residents agree that the need for expanded hospital/medical facilities & improved sewer
facilities are great, but we ask at what cost.  The current Genesee/San Miguel Valley Corporation MXD development plan
is proposing changes to the Society Turn Parcel which are not compliant with current county land policies. The requested
waivers, amendments, & approvals in the proposed plan allows Genesee to develop a maximum density project with
little consideration to the impact on the surrounding residential & wildlife areas, let alone the long-term impact to the
greater Telluride area.

When reviewing Genesee Properties application for the Society Turn Parcel, I ask the following:

1) Please do not approve modification of Scenic Foreground & Highway Setbacks waivers.  These county setback
regulations were put in place for a reason.  The only benefit of the proposed modification is to allow Genesee to increase
the density of the development.

2) Please enforce the requirement for a 100' two-lane access/egress into the development.  Appropriate turning lanes off
Hwy 145 are needed.  Slow traffic turning into the proposed project would be an accident waiting to happen without them.
 I also ask before any plans are approved, the county further fully investigate possible effects of increased traffic &
parking congestion.  Increased traffic definitely effects residents of Last Dollar Subdivision's ability to exit Vela Dr.
(especially during commuting and school carpool hours). Please note the traffic study submitted by SM Rocha, LLC via
Last Dollar HOA which highlights all the proposed LUC changes in the Genesee Development plan.

3) 38% of this development is designated for private development/free market use to be sold to other developers in
subdivided lots.  Genesee is seeking permission to determine and allocate the type and amount of allowable uses that
occur on these lots without county approval.  This would allow Genesee the ability to sell these lots using their own
determined Maximum Density Land Use Matrix. I believe the county should have some rights in place for future lot
developer approval & any LUC regulation changes for these lots.  The request to have the ability to change things like lot
setbacks, height restrictions, density regulations, etc. without county approval is strictly for the purpose of increasing
Genesee’s profitability.  Isn’t one of the main reason LUC’s were put in place is to regulate county over-development?  If
so, why allow Genesee the freedom to change regulations?

4) No consideration has been given to the impact of existing residential areas.  Noise & light pollution are of grave
concern to local residents (who are mostly full-time, working residents).  Sound carries greatly across the valley between
Lawson Hill & Last Dollar/Old Toll Road subdivisions.  The density of the Society Turn Parcel development will cause
considerable increase in noise levels (both throughout the day & night).  Light pollution to our area dramatically changed
after the Society Turn parking lot & additional light industrial/retail spaces were added.  (Those two developments alone
produced more all night light to our subdivision than all of the Town of Telluride & Mountain Village.)  If those two small
developments changed the dynamic of its surrounding communities, I can’t imagine the continual light & noise pollution
that would occur 24 hours a day/7 days a week from a maximum density development which included a hospital, helipad,
visitor center, daycare, medical offices, condominiums, affordable housing, retail, restaurants, light industrial, and……two
150 room hotels. In consideration to its neighbors, I ask the Planning Commission to implement & regulate strict lighting
& noise restrictions before said plan is approved.  

I love our community and understand the need for future development.  However, I feel Genesee is taking advantage of
our town for the sake of money. While donating 4.1 acres for the hospital & sewer plant is admirable, take a careful look at
what Genesee is asking for in return. Further studies by the county (not by Genesee) should be done to determine
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whether additional retail, restaurants, hotels, condominiums, etc. are needed before development is allowed.  Please
don’t let greed determine what happens to the Society Turn Parcel.

Sincerely,

Leslie A Root
15 Valley View Dr.
Telluride, CO. 81435

214 498-5888
lesroot53@gmail.com

mailto:lesroot53@gmail.com
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Kaye Simonson <kayes@sanmiguelcountyco.gov>

Genesee/San Miguel Valley Corp project 
1 message

Judith Ingalls MD <judidoc@gmail.com> Fri, Jan 29, 2021 at 10:31 AM
To: kayes@sanmiguelcountyco.gov
Cc: planning@sanmiguelcountyco.gov

Dear Planning Commission Members, 

My name is Judith A Ingalls MD and I have lived in the Last Dollar Development Subdivision for 38 years. During the
1980’s I was the Medical Director of Telluride Medical Center. 
The parcel is a great spot for the medical center but I am writing to oppose any changes in the land use code as it applies
to this parcel. 

The project seems huge to me with no thoughtful planning that takes into account:

1. TRAFFIC CONGESTION in an already dense area for traffic. 
Our turnout onto the Highway from Last Dollar Development Road is treacherous and dangerous going in either direction.
There are long waits to get onto the highway.  Summer traffic is much worse than winter. I am wondering if the traffic
study was done last March when the ski area closed early. Are there more residents/cars in the area during this
pandemic?

2. The “mixed use” seems to be mixed up.  It seems random, with no rhyme or reason to what it truly will become.  The
plan is too dense for that parcel. 
I recommend that the Telluride Medical Center, Town of Telluride, and San Miguel County purchase the land and use it
exclusively for a medical center and expanded sewage treatment plant. Done. Land use code remains intact.  No need for
a hotel, retail space, and a building too big for its britches.

3.The entry to the valley floor will be visually blocked. Citizens worked hard to keep that floor free from development. 

4. The impact on light and the wildlife corridor is obvious.

Please consider these thoughts in your deliberations. 
Thank you, 
Judy Ingalls MD
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Kaye Simonson <kayes@sanmiguelcountyco.gov>

Genesee Development 
1 message

DAVID OLIVERSMITH <doliversmith@mac.com> Fri, Jan 29, 2021 at 7:22 AM
To: kayes@sanmiguelcountyco.gov
Cc: Messenger@associationvoice.com

Hello, 

As a resident of the Last Dollar development, I would like to chime in with my concerns over the planned Genesee
Development. While I do not object to land development in general, I believe there must be thoughtful consideration given
to the impact on the neighboring areas especially the Last Dollar and Lawson Hill areas.  

Visual, noise, environmental and traffic impact must be considered, not just as they effect our neighborhoods but the
entire Telluride and Mountain Village communities. These concerns must be addressed not just in terms of the ultimate
impact of the final development but also during construction.  

Helicopter traffic accessing the new hospital under consideration must not be disruptive to our community. Changing
automobile traffic patterns must not disrupt access to local neighborhoods including Last Dollar.  

Importantly, as this will be the first development seen when entering our area, care must be taken to insure that the
unique and special views of the valley floor and box canyon are not disturbed.   

Noise pollution must be minimized.  

These adverse consequences of development effect not just the people living in and visiting the area, but wildlife as well.  

I hope we will all be cognizant of these issues when considering this development.  

Sincerely, 

David R. Oliver-Smith 
6 Valley View Dr.  
Telluride, CO 

Sent from my iPhone 



January 28, 2021 

San Miguel County Commissioners  

Re: Society Turn PUD – Genesee Properties 

Hello, 

The congestion at the entrance to Telluride is notable today and with the proposed Genesse 
development it will only get worse.  

As a long time property owner at Last Dollar Subdivision I feel it is imperative to emphasize our concerns 
with ingress and egress to our subdivision at Nimbus Drive off of Hwy 145.  

We are the oldest PUD in San Miguel County and over the years we have had a front row seat to the 
increased traffic into Telluride. Located at the top of the Keystone grade with a ‘Y’ intersection handicap 
to Hwy 145, even on a good day, merging from Nimbus Drive onto Hwy 145 can be hazardous. Besides 
finding a slot, you also have to be ready for the impatient hill climber, at the last moment deciding to 
pass, filling both lanes. 

We understand the motivation to approve this project. The donation of land to accommodate a new 
Telluride Medical Center and land for expanding the sewage waste water treatment plant, almost 
assures final approval of this PUD. We got that.  

Last Dollar Subdivision is not objecting to the proposed PUD, but asking, imploring, that San Miguel 
County demand a realistic Traffic Study that recognizes our concerns and offers some viable solutions. 

Growth comes with responsibility and there is more than just traffic considerations. Please help to 
assure that all those impacted will be heard. 

What to do? In a word – SAFETY! 

Concerned, 

Jeff Campbell 

Last Dollar PUD 

198 Nimbus Trail 

Telluride 

 

 



John Huebner <johnh@sanmiguelcountyco.gov>

Society Development 
1 message

'Danny O'Callaghan' via SMC Planning <planning@sanmiguelcountyco.gov> Thu, Jan 28, 2021 at 8:14 PM
Reply-To: Danny O'Callaghan <dannyocallaghan@me.com>
To: planning@sanmiguelcountyco.gov, kayes@sanmiguelcountyco.gov

Hi,  
I wrote yesterday. I, by no way speak for anyone except for myself in the Last Dollar subdivision. Knowing that nobody
wants this on their doorstep I personally think after discussing this with my neighbours, these are the most important
issues.  
1. Traffic congestion at morning rush hour at Vela Dr. (7:40 to 8pm is bad ,this development would probably make it until
9??? If there is 340 parking spaces which is planned). 
2. Light pollution needs to be addressed. 
3. The Remine crossing needs to be at Vela and a tunnel. Otherwise no pedestrians from Last Dollar will be able to cross
safely (We are a very active community and if there are commercial restaurants surely they’d want our business). 
Danny O'Callaghan 
129 Nimbus Unit 16D.  
Telluride  
CO81435 

8322894677
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Kaye Simonson <kayes@sanmiguelcountyco.gov>

RE: Applications for Amendment to the San Miguel County Land Use Code and
Sketch Plan Subdivisions and Planned Unit Development Applications for the
Society Turn Parcel (the “12/21 Submissions”), all as submitted by Genesee
Properties, Inc. (“Genesee”) 
1 message

Jack Thompson <j_r_thompson@yahoo.com> Thu, Jan 28, 2021 at 7:28 PM
To: "kayes@sanmiguelcountyco.gov" <kayes@sanmiguelcountyco.gov>, "planning@sanmiguelcountyco.gov"
<planning@sanmiguelcountyco.gov>

Dear Planning Commissioners Bald, Bayma, Brown, Hall, Schilacci, Taylor and Lifton-Zoline, and Planning Director
Simonson,

My name is Jack Thompson. I have been a resident of the Last Dollar Subdivision since 1983. I am writing to express my
opposition to the proposed Genesee Properties development. The scope of the proposal is beyond reasonable. The
impact on traffic would be substantial, to the point of making a left turn from our road at commute times dangerous.
Please also consider the impacts of increased noise and light pollution.   

Genesee is asking for variances from the Land Use Code. The Land Use Code is the only protection neighboring
properties have. If a developer cannot do a project within the Code, the project should not be done.  

I support a relocation of the Telluride Medical Center. The Medical Center should buy the property. As you well know, the
local community bought the entire valley floor. A small parcel for a Medical Center relocation is within the means of the
Medical Center and the community.  

We all, except for the lucky few who were raised here,  moved here for the quality of life. The proposed development
would diminish the quality of life considerably for our subdivision. Please do not allow this development. If you do allow
the development to proceed please do not allow any deviation from the Land Use Code.  

Sincerely,
Jack Thompson
183 Nimbus Drive 
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Kaye Simonson <kayes@sanmiguelcountyco.gov>

Genesee Project 
1 message

Susie Meade <susiemeadeorders@gmail.com> Thu, Jan 28, 2021 at 5:59 PM
To: kayes@sanmiguelcountyco.gov, planning@sanmiguelcountyco.gov
Cc: info@propertymanagementoftelluride.com

Hi,
My name is Susie Meade. As a long-time resident of Last Dollar Subdivision, (I've owned and lived here since 1992), I am
very concerned about this project and opposed to any zoning changes. I trust you will be thoughtful on how you proceed
and what you allow them to do.

It will undoubtedly cause a huge increase in traffic congestion not only at the Last Dollar Subdivision entrance, but also at
Society Turn. As I understand the traffic study was in March, which does not give a fair representation of traffic throughout
the year, particularly summer. The traffic this past summer was insane. The study should incorporate that before making
any traffic decisions.

Genesee should not be allowed any variances which would allow the development to be larger. That is not only unfair but
will increase congestion and decrease safety.

I am strongly opposed to a helipad in between Lawson Hill and Last Dollar Subdivision. There is no need for added noise
pollution between our neighborhoods. The airport is more than adequate to handle any helicopter needs. 

I am appalled that the development is going to have motels, retail shops and restaurants. I think that is poorly planned in
this location. It would work much better, much safer, much more pedestrian friendly if these were located within Lawson
Hill business areas. I cannot see that there is the possibility of safe and congestion free entrance and exit to this
development.  Besides, it seems tacky and a terrible idea that this development is the entrance to our charming town of
Telluride. It feels like we are selling out, just like so many other resorts without forethought or backbone.

Of course, added light pollution is a disappointing consequence to this proposed development, not to mention the harm to
the wildlife corridor that exists here. We have to stand up to development. It is not in our best interest.

I am disappointed that we have gotten this far. While Genesee may say they are donating the land for a hospital, they are
receiving much more than they are giving. I am opposed to the zoning changes and trust that you, my San Miguel County
government officials will see the wisdom in giving them any variances.

Respectfully,
Susie Meade

Susie Meade
970-708-1919



1/29/2021 San Miguel County Mail - Genesee

https://mail.google.com/mail/u/0?ik=c8a67a6011&view=pt&search=all&permthid=thread-f%3A1690251374854949828%7Cmsg-f%3A16902513748549… 1/1

Kaye Simonson <kayes@sanmiguelcountyco.gov>

Genesee 
1 message

CRAIG STERBENZ <sterbie1@mac.com> Fri, Jan 29, 2021 at 12:42 PM
To: kayes@sanmiguelcountyco.gov, planning@sanmiguelcountyco.gov

Dear San Miguel Co. Planning Dept.,

My name is Craig Sterbenz.
I’m a long time resident of San Miguel County and live at 125 Nimbus Dr. in the Last Dollar P.U.D. across the highway
from the proposed Genesee development.
I am very much opposed to Genesee being granted any variances to the current land use codes.  This is the gateway to
the Telluride Valley and every effort to minimize the visual impact or hide any development should be a top priority.
I am also extremely concerned about the impact of increased traffic and congestion along the highway corridor between
the top of Keystone Hill and the traffic circle.
Ingress and egress from the Last Dollar P.U.D. entrance to Nimbus Drive is already difficult and dangerous, especially at
peak travel times.  This seems to have gotten much worse in recent years, especially following the completion of the
uphill passing lanes coming up Keystone.  It is especially dangerous for pedestrians and bicyclists trying to cross the
highway to access the new bike trail.  At a minimum, the highway should be widened from the top of Keystone to the
traffic circle to include passing and or turn lanes for Last Dollar and Genesee.  
A pedestrian/bicycle tunnel similar to the existing one south of the traffic circle should be mandated as part of any
development approval.
With the recent completion of the ‘intercept parking lot’ and regional transportation center at Lawson Hill it would make a
great deal of sense to have the primary access to the proposed Genesee development be from Lawson Hill rather than
from Highway 145.  It would also make a great deal of sense to consider construction of a new section of Gondola to link
the Mountain Village core with Lawson Hill and Genesee.  This would provide for a significant decrease in traffic and
congestion as well as promote a more carbon free future. Area residents could then actually use the Gondola system for
public transportation between Town, Mountain Village and Lawson Hill.

Thanks for your consideration of this important matter. 
Sincerely,
Craig Sterbenz
(541) 490-8599         
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Kaye Simonson <kayes@sanmiguelcountyco.gov>

Genesee Project 
1 message

gordon@telluridecolorado.net <gordon@telluridecolorado.net> Fri, Jan 29, 2021 at 1:14 PM
To: kayes@sanmiguelcountyco.gov

 

San Miguel County, Colorado 
Dear County Planning Commission and County Commissioners, 
  
     As the closest neighbor to this development, the owner of four regional businesses and a forty
eight year resident, I am writing this letter to express my enthusiastic support for the proposed
Genesee Project located at Society Turn. 
     Aside from the well known community benefits of finally having a much needed hospital site, I
would like to speak to other benefits which I believe are addressed by this project. 
     It seems that not a week goes by without my receiving calls from professionals in search of
office space.  Our region does not currently provide adequate space addressing this need.  An
additional 55,000 square feet of office space would go a long way towards satisfying our desire to
have these occupations locally available. 
     Located at the "hub" of our resort oriented area, this project serves to reduce traffic flow. 
Telluride is located to the east; Mountain Village and adjacent subdivisions to the south, Telluride
Regional Airport, Aldasoro and adjacent subdivisions to the north; and our worker and supply route
to the west.  By utilizing this site, service traffic would be drastically reduced to and from all
directions. 
     Our need for almost 60,000 square feet of employee housing doesn't require any justification. 
     Lodging is always at a premium.  For sales, service and mechanical providers it is almost non
existent.  As many of you know, I recently had mechanical problems in the car wash at the Conoco
station.  A technician had to come from Pueblo and he had to stay in Ouray for two nights.  There
was nothing available locally for his company.  
     There are many other through travelers who need nightly accommodations.  As C-DOT
continues to improve Highway 145 and move traffic from Red Mountain Pass, we will see more
journeyers, shippers, haulers and sales people going from point A to point B without having any
intention of stopping here.  A hotel/motel complex would give us an additional avenue to harvest
these "through" dollars. 
     To properly service a hospital, lodging and office subdivision, you would need eating
establishments and limited retail to create a community atmosphere.  It would be impractical to
have to run to Telluride or even Montrose for meals or various sundries. 
     We know that expansion of our sewer plant is imperative.  The Society Turn project gives our
community this and more.  San Miguel County receives 3.8 acres of dedicated land and there are
another 2.1 acres dedicated as open space.  Out of almost 20 acres of land, only 7.6 acres are for
private development and this figure includes employee housing. 
     It is obvious that a lot of concerned and creative thought has gone into this project and, again
as the closest and most impacted property owner, I encourage the Planning Commission and the
County Commissioners to approve this project. 

Bill Gordon 
Gordon Enterprises, Society Conoco 
Telluride, Colorado 
970-708-7368
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	Common open space and amenities will be included within the development.  The primary recreational amenity is the trail system that passes around and through the site.  The County could develop additional amenities and facilities on the open space par...
	5-1403 F. Maximum Density
	A Planned Unit Development (PUD) is not entitled automatically to the maximum density allowed in the zone district in which the land is located.  Density shall be established based upon:
	I. Analysis of environmental factors affecting the land;
	II. Availability and adequacy of transportation system and facilities;
	III. Compatibility with surrounding land uses;
	IV. Consideration of adopted County plans affecting the site; and
	V. Consistency with Land Use Policies in Article 2.

	The maximum floor area and density is based on TRAMP Section III.N, Society Turn.  The application includes studies analyzing impacts of the proposal and suitability of the site for development.  The reports and studies support the suitability of the ...
	The proposed PUD is generally consistent with the relevant Land Use Policies of LUC Article 2, including 2-1, Conformance with Adopted Comprehensive Plan; 2-3, Phasing of Public Services and Facilities; 2-4, Community Balance; and 2-6 Compatibility wi...
	A key component of the PUD will be the improvements to Highway 145 at the new entrance to the site to allow for safe movement of traffic in and out of the site.  The main point of concern identified by members of the public in response to this project...

	5-1403 G. Cultural Resources
	A Planned Unit Development (PUD) shall take into consideration:
	I. The presence of cultural resources on the property, including historic, archaeological, and paleontological resources that are of local, state or national significance;
	II. The impact of the PUD on the cultural resources; and
	III. Measures that can be taken to preserve and protect cultural resources located within the PUD or mitigate impacts of the PUD on the cultural resources.
	The cultural resource report indicates two structures of interest.  The foundation near the north side of the site does not appear to have any local significance.  The significance of the wood loadout structure on the north side of the river has not b...

	5-1403 H. Procedures and Submission Contents
	Refer to Section 3-7 for procedures and Sections 4-3 through 4-5 for submission contents.
	All applicable submission requirements for a PUD Sketch Plan as identified in LUC Section 4-3 have been submitted.  The PUD is being considered pursuant to the procedures of LUC Section 3-7, Five-Step Review.  The concurrent Land Use Code amendment an...

	5-1404 Variations in Standards
	This Section establishes criteria for varying area and bulk, open space, off-street parking and use standards for a Planned Unit Development (PUD).
	5-1404 A. Area and Bulk Requirements
	The following area and bulk requirements may be varied to cluster buildings and dwelling units, provided the overall density of the development does not exceed the maximum allowable density permitted and the development remains consistent with the int...
	I. Minimum lot area;
	II. Minimum front, side and rear yard setbacks;
	III. Minimum lot width;
	IV. Maximum height of buildings; and
	V. Maximum floor area ratio.

	The property is currently zoned PUDR and as such has no area and bulk requirements.  The applicant is proposing the Mixed Use Development – MXD zone district be adopted to provide standards.  Further, the final PUD will include a Land Use Matrix that ...
	As discussed above, the primary development standard that the applicant is requesting be modified is the Major Highway and Scenic Highway setback, as required in LUC Section 5-505 Highway Setbacks.  This can be mitigated through site design, landscapi...
	5-1404 B. Common Open Space or Open Space
	Common open space or open space standards may be reduced by up to five percent if:
	I. Such reduction is consistent with the intent of the Planned Unit Development (PUD) procedure (refer to Section 5-1401);
	II. Such reduction is consistent with the San Miguel County Comprehensive Development Plan;
	III. Such reduction is consistent with the purpose and standards of the Scenic Foreground Overlay and Scenic View Plane Districts (refer to Section 5-316);
	IV. The common open space is useable and suitable for scenic, landscaping or recreation purposes; and
	V. A proportionate, undivided interest in all common open space is deeded in perpetuity to the homeowners association within the Planned Unit Development (PUD); which deed shall contain restrictions against future residential, commercial and industria...

	There is no request to reduce the open space standards.  As noted above, 3.8 acres (19% of the total parcel) will be dedicated to the County, meeting the open space and school dedication requirements.  An additional 2.1 acres, or 10% of the parcel, wi...
	5-1404 C. Off-street Parking
	Off-street parking standards (see Section 5-702) may be increased or decreased based upon consideration of the following criteria:
	I. The estimated number of cars owned by future occupants of dwellings in a Planned Unit Development (PUD);
	II. The parking needs of any non-residential uses;
	III. The varying time periods of use, whenever joint use of common parking is proposed; and
	IV. Available or proposed transportation system.

	Because the proposed PUD is a mixed used development, it is expected that there will be overlap among uses, or uses with their attendant parking needs will occur at different times of the day.  For example, lodging uses typically require the most park...
	Based on the floor area, type of use, number of hotel rooms and number of dwelling units set forth in Section 4.5 of the application, the LUC requirement would be 677 parking spaces.  The Parking Plan, using the ITE Parking Generation Manual, estimate...
	5-1404 D.  Permitted land uses may only be varied pursuant to the listing of uses allowed by PUD procedure and to demonstration of compliance with the review standards for the various land use districts within a PUD.
	The PUDR zone district has no permitted land uses and is implemented through the PUD process.  Uses are determined through the site-specific PUD.  The proposed Mixed Use Development (MXD) zone district would establish land uses.
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