Bluff Planning and Zoning Commission Regular Meeting DRAFT Minutes 
Thursday, December 4, 2025
Held in Person & Virtually
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 Representatives: 
Ann Leppanen
Town Staff: 
Erin Nelson, Kristen Bushnell

Public Comment (up to 3 minutes per comment): 
None

Meeting Minutes Approval: November 6, 2025 Regular Meeting + November 20th Joint Work Session
Hadenfeldt made the motion to approve the minutes from the November 6th meeting as presented, Whitney seconded. Five in favor, none opposed. Motion passed unanimously. 

There was a requested wording change regarding legal counsel “answering” questions, as opposed to “asking” questions. Collins made the motion to approve the November 20th Joint Meeting Minutes as presented; Hadenfeldt seconded. Five in favor, none opposed. Motion passed unanimously. 

Old Business
1. Update from Town Council 
Nelson reported Town Council met on December 2nd and had approved the Cemetery Ordinance. An agreement with the cemetery stakeholders including Town of Bluff, San Juan County, Hole in the Rock Foundation, and Southwest Heritage Foundation is being drafted. Council also approved a few policies and will discuss their 2026 meeting schedule during an upcoming meeting. It appears the council would prefer to continue meeting on Tuesdays, but a regular time has not yet been set. 

2. Update from Building Department
Bushnell shared information on current and pending building permits for a renovation project, two residential solar projects, one commercial solar project, and one residential building project. The commercial solar project is taking place on the property of Bluff Dwellings. 

Bushnell is continuing to draft proposed changes to the building code ordinance to align to Bluff having an in-house building department. These changes should be ready to present in January.  

Bushnell is working with Dennis Shumway regarding lot size minimum requirements regarding septic systems. Right now, Bluff reverts to the State’s building code, which requires one (1) acre of land for a septic system. The state’s reasoning is that a full acre is needed to ensure a full septic system can be installed, plus enough room for a backup system. The issue in Bluff is that most properties were set at 0.40 or 0.80 acres, which means that most lots in Bluff are currently non-conforming. Bushnell would like to present regulations to allow the minimum acreage to be 0.4 acres. This would need to be approved by Bluff Town Council, then San Juan County Health, and then to San Juan County Commissioners. 

Hadenfeldt asked whether the approval of the half-acre for a septic system didn’t carry through to Bluff when the town incorporated. Bushnell clarified that the 2011 San Juan County ordinance was not correct, either. There was discussion regarding the allowable proximity between a potable well and a septic system. Bushnell also reported that it’s very important for landowners to receive septic approval prior to making changes to their systems or installing new systems. 

Bushnell then answered questions submitted by P&Z regarding site plans. Bushnell said that for RV’s, a standard site plan would be required. The building department application would cover RVs or an RV park. Bushnell said for the Renewable Energy Ordinance, an Area Plan would extend beyond the property, whereas a Site Plan is for the property itself. An Area Plan would show possible easements, other properties that might be impacted by utilities, etc. Bushnell said using the terms “Site Plan” and “Area Plan” would help distinguish between the two types of plans. Bushnell recommended removing any reference to “Level I” and “Level II” site plans from the drafted ordinance, as the Building Department will determine what is required for a Site Plan or Area Plan, based on the size and scope of a project. Larger and commercial properties are required to provide other documentation, as necessary for code compliance. 

Nelson will check the website to make sure building department applications are available to the public. 

3. Discussion and Vote on Recommending the Draft RV Ordinance
The commissioners appreciated Chris McAnany’s attention to detail and edits to the drafted RV Ordinance. This drafted document is no longer being presented as a standalone ordinance, but instead is being presented as a change to the Zoning Code. Podmore asked that clarification was made to ensure that whether RV spaces were exchanged for trade, rent, or use by employees, the spots would still be considered part of an RV Park. Hadenfeldt said that two or more spaces would still be subject to the same requirements. The commissioners agreed to add the clarification back into the drafted ordinance. The wording was changed in the definitions section to reflect “Recreational Vehicle (RV) Park means a parcel…. Or in exchange for service to the public, employees, or volunteers…” 

The commission discussed the definition of an RV and whether the definition should include reference to bathroom facilities. Whitney suggested removing the change from McAnany which stated that in the definition of an RV must include “an RV must have a kitchen, sleeping quarters, and bathroom facilities”. 

There were concerns about the requirements for Building Permits, which are part of the general Zoning Code referencing the Land Use Clearance process and reference to San Juan County Building Permits. P&Z will highlight this as a concern to send to Town Council. 
McAnany also made changes to the Zoning Code and allowed zone uses.

There was discussion regarding non-operable RVs and THOWs being used as storage structures. The commissioners agreed location of these structures must be in accordance with setback requirements. The commission expressed appreciated the addition of the density table. 

Whitney motioned to recommend the drafted RV Ordinance to Town Council, Collins seconded. Haws asked for clarification on whether enforcement included Class C Misdemeanors. Leppanen noted that the direction to the attorney is to remove all criminal enforcement language. Five in favor, none opposed. Motion passed unanimously. 
4. Discussion and Vote on Recommending the Draft Renewable Energy Ordinance
Podmore stated appreciation for the town attorney’s work on this drafted ordinance. Collins noted that she and Whitney had made changes to the Project Level sizes prior to sending the draft to McAnany prior to Thanksgiving. Nelson clarified that charts would remain in the final ordinance, but additional descriptive language will be added for ADA accessibility. Collins noted some minor formatting changes including capitalization edits, but nothing substantive. 

Hadenfeldt made the motion to recommend Town Council accept the drafted Renewable Energy Ordinance as presented; Whitney seconded. Five in favor, none opposed. Motion passed unanimously. 

5. Discussion and Vote on Recommending Updates to the General Plan 
The commissioners went through the most recent draft of the General Plan. Commissioners had made suggested changes to the draft. Some of the items noted include:
· How the employee-housing situation is referenced.
· Data information including housing and statistics are incorrect. Nelson noted she will correct them before sending to Council.
· There were concerns with the term “affordable housing.”

Hadenfeldt motioned to recommend the Draft General Plan including any highlights, changes, and comments to Town Council; Whitney seconded. Collins noted that people could make public comments during the Town Council meeting. Five in favor, none opposed. Motion passed unanimously. 

6. Vote on Meeting Dates for 2026
The commissioners agreed that it would be best to continue to hold Regular Meetings on the first Thursday of each month at 6:00 pm and a Work Session on the third Thursday of each month, also starting at 6:00 pm. 

Whitney made the motion to keep the same meeting schedule as 2025, except for during the month of January where the only meeting will be held on January 15th to be scheduled as a Regular Meeting; Hadenfeldt seconded. Collins, Hadenfeldt, Haws, and Whitney voted in favor. Podmore abstained. Four in favor, one abstention, none opposed. Motion passed. Nelson will post the schedule in the San Juan Record. 

New Business
7. Land Use Clearance approval – none.

8. Items for next agenda
Collins noted that a special meeting may be needed to vote on the GOEO extension.
Other items to be added, as needed.

9. Other  
There is one more meeting scheduled in December. New P&Z Commissioners will be sworn in during the first meeting in January (January 15th). During that meeting, the commissioners will also need to vote on the chair positions. 

Hadenfeldt made the motion to adjourn; Collins seconded. Meeting adjourned at 7:15pm. 
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