Town of Bluff
Planning and Zoning Commission Work Session DRAFT MINUTES
Friday, September 26 2025 – 4:00 PM
IN-PERSON & VIRTUAL
190 North 3rd East, Bluff, Utah 84512

 
4:00 PM Roll Call 
Amanda Podmore (Chair), Marcia Hadenfledt, Brian Whitney, Gary Haws
Malia Collins – joined at: 4:02 pm

Town Council Representatives: Ann Leppanen, Luanne Hook
Town Staff: Erin Nelson

Old Business 
1. Renewable energy ordinance update 
Whitney and Hadenfeldt discussed updates to the ordinance, including adding definitions for agriculture, clarifying chart levels, and adjusting language around battery energy storage systems. The commission also refined safety requirements, fire compliance standards, and submittal procedures, with the commission agreeing to remove redundant safety language and clarify project-mounted ladder specifications. There was discussion around the definition and application of agriculture and agrivoltaics with clarification that agrivoltaics should be used instead of agriculture in the guidelines, as it better encompasses grazing and growing crops. They also decided to include vegetation for natural growth and agricultural use where applicable.

The group discussed decommissioning requirements for unsafe or abandoned projects, with a focus on whether the town of Bluff should require bond or deposit funding to ensure project obligations are met. They determined that this question should be left open for the town council to decide, with the possibility of requiring bonding during the application process. The discussion also touched on allowable uses and height limits for projects, which were mostly cleaned up in a previous meeting.

The group discussed the implementation of conditional use permits in the ordinance, with Nelson explaining that while the draft ordinance can and should have conditional, the town’s legal counsel will provide specific direction after reviewing the drafted ordinance. Hadenfeldt asked if the conditional use process would be part of the overall land use application rather than a separate mechanism, and Nelson and Leppanen confirmed that town council and legal counsel would develop a full conditional use process which would be applicable to all ordinances. The commissioners reviewed additions to the conditional use section, including language about compatibility with standards, mitigation requirements, and enforcement procedures, noting that the "may include" language would allow for site-specific conditions.



2. General Plan 2025 update 
Podmore and Nelson presented suggested changes for the General Plan document including integrating and updating information on agriculture, transportation, and housing. They reiterated that the recommended changes are based on the analysis from the Hansen Group, as well as simply updating out-of-date information in the plan, since it was drafted in 2018 and 2019. 

The commissioners discussed the requirement to include a future developments map, as well as identifying protection areas. They agreed to remove the active transportation corridor from the future zoning map and instead reference it in the zoning and transportation sections of the plan. The commissioners recommended drawing general areas for future uses rather than specify parcel boundaries to avoid implying any type of rezoning. It was also suggested to add a riparian corridor protection zone along the river and wash. They also considered expanding the renewable energy development area to include the entire eastern portion of the Bluff Bench east of Highway 191. The importance of clearly stating in the map introduction that these are future vision areas, not current zoning designations, was emphasized by the entire commission. Additional work will be needed in the water and workforce sections, as well as the Nelson tying the plan to the existing capital improvements plan. It was also suggested that the general plan reiterate the town's commitment to renewable energy.

A draft of the revisions will be available to the Planning and Zoning Commissioners by mid-next week, so they can review the document during the October 2nd meeting. The goal is to send the draft of the changes to town council, who would then be the hosting body for a public hearing on October 28th. Additional work after the public hearing is likely, with a goal to approve the changes by the end of the calendar year.

Nelson will be responsible for creating the future zoning map in Diamond Maps. 

New Business 
3. Items for next agenda 
Update from Town Council
Update from Building Department
Sign Permit Application
Discussion and Vote on Renewable Energy Ordinance
Vote to send General Plan to Town Council


4. Other  
Hadenfeldt will handle putting together the agenda for the October 2nd meeting since Podmore will be traveling. 

The commission asked Mayor Leppanen if anything has been heard back from legal counsel regarding the RV ordinance, and Leppanen indicated that it’s on legal counsel’s radar as a high priority. Leppanen also indicated that an application for sole source water protection is also being drafted and may be sent to the Planning and Zoning Commissioners to review. 

There was a quick reminder to include a reference to the exterior lighting ordinance in the renewable energy ordinance draft.


Whitney made the motion to adjourn the meeting; Hadenfeldt seconded. Meeting adjourned at 5:11 pm. 
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