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Purpose of the Project



Project Goals
• Address the 180-day moratorium on commercial 

development along US-191
• Review and analysis of existing plans, policies and 

highway commercial ordinances
• Meet with residents and stakeholders to understand 

needs and desires
• Develop draft highway commercial policies and 

ordinances
• Assist San Juan county with the ordinance adoption 

process



Project Timeline
• Initial Public Outreach has been completed. 

Consisted primarily of a meeting with North San Juan 
Community-Coalition (NSJC-C), a Spanish Valley 
advocacy group 

• Purpose of tonight’s public workshop is to receive 
input on ordinance concepts prior to developing 
specific changes and language

• Ordinance recommendations are slated to be 
completed in mid-September.

• Policy changes and related ordinance changes must 
be adopted by San Juan County by the conclusion of 
180-day moratorium period for each (November 17, 
2019)



Summary of Public 
Involvement & Outreach



• Landmark Design met with a property 
owner/resident who lives in the current Highway 
Commercial Zone adjacent to proposed Loves 
project (June 26th). 

• Landmark Design also met with Bryan Torgerson, 
local representative of SITLA; Walter Bird, San Juan 
County Planner; and David Everitt, San Juan County 
Interim County Administrator, primarily to clarify the 
status of the Love’s project (June 26th and 27th).

• Landmark Design held a meeting with 
representatives of (NSJC-C) that was organized by 
members of the coalition and held at the Grand 
Water & Sewer Service Agency Building on 
Wednesday, June 26, 2019. 18 people signed in.



Key Issues Identified

1. SR-191 Highway Commercial and Flex 
Development Uses

2. Overnight  Accommodations

3. Dark Skies Protection

4. Love’s Truck Stop

5. Additional Concerns



1. SR-191 Highway Commercial and Flex Uses

Comments and ideas focused primarily on determining 
appropriate development types and the proper 
placement and location of uses. 

Residents generally expressed a desire to preserve and 
enhance the Spanish Valley’s character and the area’s 
role as a gateway to the Moab region.



1. SR-191 Highway Commercial and Flex Uses

Would like to see small to medium sized local 
businesses in highway commercial areas and avoid 
large scale commercial and industrial uses. 



1. SR-191 Highway Commercial and Flex Uses
Specific highway commercial uses that were suggested:

• Office space
• Studio space (dance/music/art)
• Day care facilities
• Medical/dental facilities
• Veterinary offices
• Feed stores
• Nurseries and greenhouses
• Auto repair shops
• Light manufacturing 
• (cabinet shops, etc.)
• Storage units
• Convenience stores
• Small grocery stores

• Bakeries, delis, etc.
• Locally-owned independent restaurants
• Independent hardware stores
• Home supply stores
• Bait and tackle shops
• Water sports rentals
• Gas stations
• Electric vehicle charging stations
• RV parks/campgrounds
• Hostels
• Family-owned hotels/motels
• (limited to one story)
• Short-term rentals



1. SR-191 Highway Commercial and Flex Uses

Specific commercial uses that residents did not want to 
see in the highway commercial areas include:

• Large chain hotels/motels
• Tourism-related businesses (outfitters, UTV rentals, etc.)
• Heavy industrial
• Big box retail stores
• Chain restaurants



2. Overnight  Accommodations

There was general support for controlling overnight 
accommodations (hotels and motels; bed and 
breakfast operations; commercial campgrounds and 
motor home accommodations; and commercial 
condominiums) along the highway corridor. 

This was in part to support similar regional efforts 
underway in Grand County and Moab, and partly to 
prevent the same patterns being established in the San 
Juan County Spanish Valley area.



3. Dark Skies Ordinance

It was felt that the Dark Sky Ordinance proposed by 
Landmark Design to the San Juan County Planning 
Commission does not contain enough specifics to 
properly regulate light pollution and preserve dark 
skies in the area. 



3. Dark Skies Ordinance

It was suggested that San Juan County adopt a 
variation of the ordinances recently adopted by Moab 
and Grand County, and that San Juan County contract 
with Grand County in the enforcement of the Dark 
Skies Ordinance that is adopted.

NSJC-C has proposed a specific ordinance for 
consideration





4. Love’s Truck Stop
The majority of comments received dealt with a 
proposed Love’s Truck Stop on the eastern edge of US-
191 adjacent to Sunny Acres Lane. 

Existing uses to the north of the truck stop are primarily 
residential and the current zoning is commercial. This 
contentious development proposal is a primary 
concern of the NSJC-C and served as the catalyst for the 
formation of the coalition. 



4. Love’s Truck Stop
The following is a summary of the principal concerns 
regarding the travel plaza:

1. Locating a large truck stop in close proximity to single-family residences 
that have been there for over 25 years is wrong and incompatible. 

2. The lack of adequate transitions and buffers will degrade the existing 
uses.

3. Noise from idling trucks acerbate the incompatibility.
4. Increased truck and recreational vehicle traffic will have severe negative 

impacts on the existing uses in the area.
5. Light pollution from a large scale, 24-hour truck stop will have negative 

impacts on dark skies and tourism. 
6. Environmental concerns about the storage of fuel and surface runoff in 

close proximity to Pack Creek are of great concern. Such conflicts pose 
significant health threats to nearby residents and greater Spanish 
Valley/Pack Creek Watershed region.



4. Love’s Truck Stop
The following is a summary of the principal concerns 
regarding the travel plaza:

7. A truck stop of this scale and magnitude places strain on limited water 
resources.

8. Public health concerns about pollution and noxious fumes from idling 
trucks, particularly to sensitive groups such as senior citizens and young 
children.

9. Public safety concerns including impacts on the ability of police and fire 
to respond in emergency situations were also indicated. 

10. Drug dealing and related crimes such as prostitution and human 
trafficking were indicated as being endemic to such uses.



4. Love’s Truck Stop

A few letters of support for the truck stop were also 
received, which generally expressed support for the 
added convenience that the truck stop will provide, in 
addition to the positive role it will play in keeping 
semitrucks from parking overnight on highway edge in 
Moab and Grand County portion of the Valley.

Supporters also felt the proposed truck stop will bring 
much needed tax revenue to the area.



5. Other Issues/Concerns

Many of the issues that were discussed during the 
Northern San Juan County-Coalition (NSJC-C) meeting 
addressed issues that go beyond the moratorium. 

It was felt that Landmark Design did not adequately 
indicate that the scope of work was limited to the 
moratorium and highway commercial uses, which led 
to some confusion of what was being addressed.



5. Other Issues/Concerns
Other concerns members of NSJC-C have include the 
following:

Concern over the planning process used in 
developing the adopted Spanish Valley Area 
Plan.
Few of the members of the NSJC-C had taken part 
during the planning process which led to the 
adoption of the San Juan County Spanish Valley 
Area Plan in 2018. The plan does not reflect their 
vision and they would like to see the planning 
process should begin anew.



5. Other Issues/Concerns

The role of SITLA in planning decisions.
It was noted that SITLA had helped pay for previous 
planning efforts, which was interpreted by some as 
a clear attempt to influence planning decisions. 

Likewise, since SITLA has helped to pay for water 
and sewer infrastructure in the area, it was felt that 
this had undue influence on the decision-making 
process.



5. Other Issues/Concerns

Landmark Design’s independence from SITLA. 
It was noted that Landmark Design has worked not 
only for San Juan County but with SITLA (and Moab 
and Grand County). 

Some members of NSJC-C expressed concern that 
this affiliation affects the ability of Landmark Design 
to remain independent as they prepare planning 
ideas and options for consideration.



5. Other Issues/Concerns

The SkyRanch development and its impacts on 
surrounding residences. 
It was suggested that planning decisions had been 
made to benefit of the owner and developer of the 
project during the preparation of the Spanish Valley 
Area Plan adoption process.



5. Other Issues/Concerns

Some members of NSJC-C indicated that it is best to 
adopt strict ordinances and let property owners 
appeal. In other words, the ordinances should have 
little flexibility for application. 



Highway Commercial 
Development Concepts











Workshop

Purpose:
Work together to explore ideas and options that 
address highway commercial zoning specifically



Workshop Format
Group facilitation/ notes by Landmark Design

• Review Options (30 mins.)
• Discuss Pros and Cons of each option(20 mins.)
• Summary of changes and directions of revised 

ordinances (20 mins.)


