Town of Bluff
Planning and Zoning Commission Work Session
Agenda for Thursday, September 18, 2025, from 6:00 pm to 7:00 pm
IN-PERSON & VIRTUAL
190 North 3rd East, Bluff, Utah 84512


6:01 PM
Roll Call: Amanda Podmore (Chair), Marcia Hadenfeldt, Brian Whitney, Malia Collins, Gary Haws
Town Council Representative: Luanne Hook

Old Business
1. Renewable energy ordinance update
The commission continued to work through the drafted renewable energy ordinance. Hadenfeldt and Whitney had made some changes and suggestions after receiving feedback during their meeting with SolSmart. The commission discussed clarifying the definition of agrivoltaics and determined that it should encompass any renewable energy project, not just under solar projects. Hadenfeldt will research the definition to ensure it would be able to meet this larger scope, not just for solar installation projects. 

Whitney and Hadenfeldt also discussed updates and recommendations for the charts and tables in the drafted ordinance, clarifying that projects should be sized based on the amount of land covered, rather than electricity output per discussions with SolSmart. The commission agreed to earmark certain areas that will require further discussion, including battery energy storage systems and conditional use requirements. The group agreed that they want to allow residential-scale batteries but will need to figure out how to word that in the table. The group also addressed submission requirements, deciding to simplify language by stating that additional information may be required by the Planning and Zoning Commission or the Building Department for site-specific challenges.

The team reviewed and recommended removing references to black-painted turbines and bird safety measures that were deemed unnecessary. They agreed to use positive language in the document, allowing for height restrictions to be extended for flat roof projects and allowing impervious surface requirements to be waived for ground-mounted systems. 
The meeting focused on discussing conditional use permits, with Hadenfeldt also explaining that these are site-specific and project-specific documents that can include conditions like flood mitigation requirements. The group clarified that while conditional use permits are not part of an existing ordinance, they are attached to building permits and must be enforced. Hadenfeldt emphasized that conditions can be tailored to each specific project, unlike variances which have strict predetermined requirements.

There was detailed discussion regarding conditional use permitting process. Public hearings are required for all conditional use permits and key factors for conditional use decisions include site management, aesthetics, safety, and decommissioning. Hook also provided information about typical considerations like noise, traffic, and visual impacts. Commissioners will seek clarification from the town’s legal counsel regarding the timing, process, and enforcement of conditional use permits, as these details are needed to finalize the drafted ordinance. 

Podmore noted the timeline for the rest of the drafting of the ordinance. The goal would be to have the drafted ordinance finalized by the end of the next meeting, so it can be posted online by October 15, 2025. The ordinance could be considered on October 28th, as there is a public hearing scheduled for the General Plan on this same date. 

2. General Plan 2025 Update
Podmore noted that she is continuing to make suggested revisions to the General Plan, as suggested by the Hansen group. The document also requires updated economic and population data. 

The group discussed creating a future land use map for Bluff, which would differ from the current zoning map by showing strategic growth areas rather than predicting specific developments. There was also discussion regarding potential features including commercial areas along the highway, indicating where a factory industrial zone could be placed, preserved open spaces, renewable energy development sites, and residential areas north and south of Highway 191. They also talked about potentially having a water protection zone and mapping any active transportation corridors. The commission also talked about including information in the plan regarding where an outdoor community gathering space such as an amphitheater. Hadenfeldt noted that a space east of the farm or south of  ____ may be a good fit for such a project. Considerations of noise, proximity to residential space, and proximity to Bears Ears Monument. Hook noted that development on the Bluff Bench is a possibility, although deeper wells would need to be installed. Hadenfeldt also proposed some changes to allow possible residential development along Highway 162. There was also a request to include Bluff Water Works input on water source protection. 

Podmore noted that the future land use map doesn’t have to be extremely detailed, as the current zoning map created in 2019 was created with some of the future uses in mind. Nelson was tasked with leading the mapping process. The commission agreed to keep the initial vision simple while considering elements from the original General Plan as developed prior to incorporation. 

3. Conditional Use Discussion including heights and setbacks
Most of this agenda item was addressed above under item number one. The commission will seek feedback from legal counsel regarding developing and implementing a process. 

New Business
4. Items for next agenda
Collins received a sign permit application. 
Renewable Energy Ordinance Draft
General Plan
Updates from Building Department

5. Other 
· Planning and Zoning scheduled an additional work session for Friday, September 26th at 4:00 PM.
· Collins confirmed that she is seeking full-time employment with the Town. 
· Hadenfeldt noted she will continue to stay in Durango through late October and will join meetings virtually. 
· Podmore will reach out to Hadenfeldt regarding Podmore’s absences in October and ensuring Hadenfeldt can
· Septic Smart Presentation scheduled on September 22nd at the Bluff Community Center. 
· Disconnect Public Hearing scheduled for Thursday, September 25th at 6:00 pm. 

Collins made the motion to adjourn the meeting, Whitney seconded. Meeting adjourned at 7:07pm. 
