
Bluff Town Council Work Session Minutes 
March 11, 2025 

Bluff Community Center at 10:30 a.m. 
190 N 3rd East P.O. Box 324 

435-672-9990 
 

Regular meetings are held the first three Tuesdays of every month at 4:00 p.m. Requests to be on the agenda may be 
submitted in writing to Ann Leppanen (ann@townofbluff.org) at least 4 days before the meeting. Agendas and minutes are 
posted at:townofbluff.org and audio at the Utah Public Notice Website https://www.utah.gov/pmn/. The public can 
participate by telephone at 1 904-900-0507 (PIN: 364208783) or through meet.google.com/ytf-sjdx-csv. To view the 
livestream, or watch past recordings, please visit our YouTube channel: https://www.youtube.com/channel/UCTqBxSP-
Erhxq6muVMX6vdw. This meeting was in person and virtual.  

10:37 AM Roll Call: Mayor Ann K. Leppanen, Jennifer Davila, Linda Sosa, Britt Hornsby, Erin 
Nelson Town Manager, Luanne Hook (10:40AM). 

1. Review and Discussion of Bluff’s Building Department, Permitting, and Inspection 
Possibilities (10:37AM): Leppanen reminded residents that if you have applied, paid for and 
received a permit through San Juan (SJ) County, they will continue inspections and manage 
your Building permit. If you have not applied or received a ‘failed’ status, you will not receive 
your Building Permit through SJ County.  
Nelson presented the Rough Draft Building Dept Ordinance sent over by Chris McAnany, 
received yesterday, 3/10. Council reviewed and edited ordinance to include definitions and 
building inspector roles, discussed enforcement of this ordinance. 
Public Hearing will not apply to this ordinance, however, the Master Fee Schedule Public 
Hearing is Tuesday, 3/18/2025 @ 4:00pm. Nelson requests that this building ordinance reflect 
the same information as the current P&Z ordinances (minimum square footage, dark sky 
ordinances).  
Council discussed: importance to incorporate International Building Code (IBC) vs Utah State 
Construction Code, number of positions the building dept will require (building official and 
inspector), Building Codes SJ County is using, inquiring with Dennis Shumway (SJ County 
Public Health) if Public Health Department is in danger of disappearing, how the Building Dept 
forms and if it is separate from the ordinance creation, and asking P&Z to review ordinances 
and recommend if any of them should be moved over to the Building Dept, plan to review the 
Building Ordinance. 
Nelson informed Council that Kristen Bushnell was completing this work for the County and is 
no longer authorized. Bushnell offered many solutions for Town of Bluff (ToB) (partner with 
Blanding, Looking to Monticello, interlocal agreement) prior to our current predicament. Kristen 
Bushnell, SJ County Planning and Zoning, and Cory Coleman, presented ToB with a package 
deal, permit inspector and building official. Fixed rate: Bushnell, Building Official @ $500/month, 
Coleman, Building Inspector @ $1,000/month. 4-5 inspections/permit. Nelson raised the 
question of the council deciding if they want to employ this team permanently or hire for these 
positions later and emphasized that these rates are higher than the proposed in the Master Fee 
Schedule and that Town Council determines fees charged for services provided, not the public. 



Davila feels that the cost they are charging will guarantee that Town’s needs will be addressed 
in a timely manner. Leppanen reminded that per the legislature, inspections must be completed 
within 3 days of request or provide a list of inspectors. Leppanen and Nelson have a scheduled 
meeting Thursday, March 13 with Bushnell and Coleman. Proposal will be posted on Town 
website under ‘Pending Proposals for Employment’. 
Joint Work Session, Town Council and Planning and Zoning Thursday, March 20 @ 
4:00pm-7:00pm. 
 

2. Discussion of Planning and Zoning’s Request for Ordinance Banning Idling Vehicles 
Transporting Radioactive Materials Within the Town of Bluff; Constitutionality (11:40AM): 
Leppanen emphasized the need for Planning and Zoning input and recommends it be 
transferred to the joint session for consensus to move this forward. Also to discuss at joint 
session: P&Z questioning what is under P&Z jurisdiction and is not. 
Council discussed if this idling ordinance is just for idling uranium trucks or all vehicles, Jake 
Brake previously included into this ordinance to encompass it into a ‘noise ordinance’, 
enforcement on and off highway 
Leppanen has meeting scheduled with SJ County Deputy Alan Freestone, Assistant Sheriff. 
MOVE TO AGENDA #9 
 
Lunch Break: 11:57AM. Davila motioned to recess for Lunch, Hornsby second. Sosa (aye), 
Davila (aye), Hook (aye), Hornsby (aye), Leppanen (aye). 
Resume: 12:35 PM. 
 

3. Discussion for Proposed Zoning by San Juan County of Unincorporated Lands 
(12:35PM): Leppanen reported an email received this morning from Marcia Hadenfeldt, P&Z, 
reporting that she spoke with Kristen Bushnell reporting that the SJ County zoning changes are 
on hold for the time being. SJ County P&Z has held multiple public education events requesting 
additional input on the proposed map, decisions placed on a 6 month hold by the County 
Commission, which began February 2025. Leppanen removed this item from the agenda. 
 

4. Review of Bluff’s Capital Improvement Plan, Including Bluff’s Airport and Draft (if 
available from legal counsel) of Bluff Airport Overlay Zone (12:38 PM): Leppanen has 
inquired with BLM what current use vs backcountry use would look like without response, not 
received back from Town lawyer. SJ County has not revised their Airport Overlay Zone, as they 
are starting from scratch, but Monticello and Blanding has completed theirs, Nelson will review 
Monticello and Blanding’s plans to bring back to council. This Overlay Zone defines building 
heights closest to the airport and in a cone-formation moving out. 
Nelson clarified a previous meeting statement that the CCC costs will be $100,000 over the next 
two years, not per year. Leppanen recommends the council hold off on reviewing plan until CCC 
has been decided between ToB and UDB. Discussion moved to Town Council Work Session, 
April 8, 2025. 
 

5. Review and Discussion of Proposed Appendix A to the Subdivision Ordinance 
(12:49PM): When Council received the subdivision ordinance, it was passed in time to meet the 



December 31, 2024 deadline. Appendix A ‘Public Street Design Standards’ was proposed to be 
added to the Subdivision Ordinance by Michael Havikin, Roads Committee. These standards 
are consistent with what ToB has been using, issued by SJ County. By regulating the streets 
placed by subdivisions, if they ever choose to become a ‘town street’, they must meet these 
regulations. The council discussed the road requirements including water movement and the 
proper term (gutter/drainage curb), addressing, request Road Committee follow up with Copper 
Cliff 2 residents to determine road name: Prickly Pear Drive. To be on March 18, 2025 Regular 
Meeting for Discussion and Vote. 
 

6. Discussion of Need for Ordinance Zoning Solar and Other Alternative Energy Sources 
(1:03 PM): Leppanen presented that an ordinance has been recommended repeatedly by 
SITLA. Not currently in Master Fee Schedule, but fees could be applied (one time, annual, etc) 
in the form of solar permits. Council discussed an ordinance spelling out acceptable use per 
zone with considerations for alternative energy sources, whether it would be best as a zone 
map addition or text amendment, P&Z currently approves solar projects, ‘alternative energy’ 
may not be the best name as solar and wind fields look different. Leppanen stated she will 
contact Josh Ewing as a resource for ordinance development/amendment and legal 
requirements. Amanda Podmore, P&Z Chair has volunteered to become the ‘expert’ on 
ordinances for alternative energy sources. Moved to joint work session with P&Z, March 20, 
2025 @ 4:00pm. 
 
(1:15 PM) Anchor Site requirements for Town Meetings: Council and Planning and Zoning. Ope 
Public Meetings Act – if anything is sent to 3 or more officials, any engagement is a violation of 
OPMA. If there is a chance for a response, reach out to individuals. 
 

7. Review and Discussion of Draft Ordinance Related to Dogs and Cats (1:17PM): P&Z has 
drafted an ‘animal ordinance’ for the health and safety of residents and animals. Leppanen and 
Nelson have combed through the ordinance to be limited to ‘dogs and cats’. Nelson stated that 
much of this ordinance was taken from the county’s ordinance to ensure county and state 
deputy response for enforcement. In the future, Bluff enforcement officer can take this on. 
Blanding currently has the only animal shelter in the county. Council discussed definitions of 
dangerous dog, fee or non-fee requirement for spay/neutered vs unaltered, the need for this 
ordinance, as it is not in Strategic Plan, licensing fees, interlocal agreement with SJ County, 
ways to track animals (licensing and directory), invoking deputy assistance. Requested that 
Council ponder licensing, registry and scope of ordinance. 
 
1:44PM recorder turned off and back on.  
Break 1:50pm. 
Resume: 2:04pm.  
 

8. Review and Discussion of Draft Recreational Vehicles Parking/Storage and Mobile Home 
and Recreational Vehicle Parks Ordinance (2:05pm): At P&Z last week, Podmore had not 
heard from lawyer, moved to joint work session, March 20, 2025 @ 4:00pm. 
 



9. Review and Discussion of Draft Ordinance for Noise Pollution, Specifically, Jake Braking 
(11:49AM): Request from the public for all draft ordinances to be posted on Town website, all 
drafts to be posted this week. Noise Ordinance, Section C: Jake Brake. Potentially pull this 
section out for a separate Jake Brake Ordinance. Leppanen referenced Jared Beard of UDOT 
2023 conversation to include: idling vehicles, unauthorized parking and Jake Braking to be 
discussed at P&Z Joint Session. 
 

10. Review and Discussion of Draft of Off-Street Parking Ordinance (2:06pm): P&Z handed 
this off to town, ordinance was placed on website, as Leppanen worked on enforcement chart, 
she found the draft was uploaded to website without ‘DRAFT’ status nor council vote. 
3 things brought up by SJ County P&Z: 1. What are we trying to regulate 2. Is there a need 3. Is 
there an enforcement mechanism you can employ that works? 
Council discussion centered around: Is this in the strategic plan?, have there been complaints?, 
should this be included in building department, apply to new commercial builds/Commercial 
zone which requires 50ft setback, most likely for parking, ‘No Parking’ signs may not be posted 
on public streets, Enforcement, parking in right-of-way. Council decided to place this on hold 
and revisit if the need arises. To be placed on regular meeting agenda, 3/18 for vote. 
 

11. Review and Discussion of Code of Conduct; moved to P&Z joint work session 3/20. 
 

12. Review and Discussion of Bluff’s Planning and Zoning Bylaws; moved to P&Z joint work 
session 3/20.  
 

13. Discussion of Need for Interns (2:32pm): Leppanen and Nelson desperately need interns. 
Nelson has proposed two paid internships @ $16/hour: 1. Technical Support (temporary, full or 
part time) – addressing project, roads dept support, cemetery dept support, general support, 
final presentation. 2. Community Engagement and Communications (temp, full or part time) – 
education materials for ordinances, website maintenance, organizational support & general 
admin duties, event planning, final presentation. Council discussed the benefit for young people 
in town, potential for permanent positions, benefit of paid position, if ‘workforce services’ has a 
program we can partner with (they may only cover full-time positions and at 50%), presenting 
openings to local high schools. Nelson requests the council review descriptions for scope. 
 

14. Master Fee Schedule Discussion (2:47pm): Nelson presented the current Master Fee 
Schedule, Public Hearing 3/18 @ 4:00pm. Master Fee Schedule is available online, Nelson 
requests public comment. Fee discussion centered around animal licensing, building permit 
schedules (including Kristen Bushnell and Cory Coleman proposal; from #1), Airport Hangar 
Rental, Linen rental for BCC. Hook inquired if Airport Manager should be involved in 
conversations regarding Airport Hangar rental, Leppanen encourages all comments to the 
Master Fee Schedule. The lease contract for the Airport with BLM is a 5-year lease. 
 

15. Two Questions for Legal Counsel: Do We Need a Water Use and Preservation 
Amendment to Our General Plan and Confirmation that Towns are Exempted from 
Housing Plans 



 
16. Other/Adjourn: Hornsby motioned to adjourn. Davila seconded. Sosa (aye), Davila (aye), Hook 

(aye), Hornsby (aye) Leppanen (aye). 
Adjourned: 3:03pm 
 
For requests to receive emails/meeting invitations, email linda@townofbluff.org 
 


