
work
ing

 dr
aft

Unapproved Meeting Minutes 
Fairfield Town Council 

Public Hearing and Session 
August 12, 2026 

 
Minutes 

 
Date: Wednesday, August 12, 2026 
Location: Fairfield Town Office, 121 West Main Street, Fairfield, Utah 
Time: 7:00 P.M. 
Minutes By: Stephanie Shelley 
 
Call to Order 
Roll Call 

Town Council Members Present: 
Mayor Hollie McKinney, RL Panek, Tyler Thomas, Richard Cameron, Michael Weber 
 
Staff Present: 

Recorder: Stephanie Shelley, Treasurer: Codi Butterfield, Attorney: Brad Christopherson, 
Planner: Jim Spung, Sergeant Dutson.   

 
Others Present: Wayne Taylor, Travis Ramiler, Vern Carson, Holly Panek.  
 
Others Present Via Zoom: Alina, Tal Adair, Lori Haslem (UIPA), Ronnie, Lori Howells, Brenda, 
Michael Miller, Josh Leigh, Amberly Judy  

 
Prayer / Pledge Of Allegiance    
Councilman Cameron offered the prayer, followed by the Pledge of Allegiance. 
 
General Public Comment: Public comments are limited to matters not listed on the agenda and 
not related to a pending land use application (2-minute limit per person; 14-minute total). 
Mayor McKinney opened the general public comment period for matters not listed on the agenda. 
 
The Council discussed the installation of natural gas service lines to individual properties and concerns 
regarding the location of existing underground utilities. It was noted that while the Town can identify 
main utility lines, it does not have complete information showing the location of private sewer and water 
service lines, field drains, and other utilities extending to individual homes. Concern was expressed 
about ensuring these utilities are identified before excavation occurs on private property. 
 
Mayor McKinney explained that the Town had developed an application process for individual natural 
gas connections. Property owners requesting service would be required to provide a map identifying 
existing utilities, easements, and other required information before a service line could be installed on 
the property. The Town would review the application and forward it to Sunrise Engineering for applicable 
technical review, including gas pressure requirements. Discussion emphasized that connection work 
should not proceed onto private property until the required information had been provided and the 
Town's approval process completed. Property owners were encouraged to identify the locations of their 
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private utilities as accurately as possible and coordinate with the Town and contractors before 
excavation. 
 
Vern Carson shared information he had received from a natural gas company representative regarding 
the anticipated connection timeline. He stated that residents had been told they would have two years 
to sign up for service and, once signed up, two years to connect. Discussion followed regarding when 
the initial two-year period begins, as different information had been provided regarding whether it began 
when the project started in Fairfield or when an individual signed a contract. The Council agreed that the 
timing should be clarified with the natural gas company. Residents were also advised that natural gas 
service would not necessarily be available immediately and discussed maintaining adequate propane 
supplies in the meantime. 
 
Alina Pringle began to comment regarding the proposed compensation changes. Mayor McKinney 
clarified that general public comment was limited to matters not listed on the agenda and that 
comments regarding compensation could be made during the applicable public hearing. 
 
Mayor McKinney read a written public comment submitted by Jami Mascaro regarding continued 
aircraft traffic over her properties. Ms. Mascaro stated that flight radar information identified aircraft 
associated with West Desert Flight as continuing to fly over her properties. She expressed concern 
because the Town had previously been told that West Desert Flight was willing to work with the Town 
and make efforts to avoid flying over the properties. She stated that the continued aircraft activity was 
difficult to reconcile with those representations. 
 
 
PUBLIC HEARINGS 

1. Fairfield Consolidated Fee Schedule 
●​ Staff review, presentation, and discussion of the proposed amendments to the Fairfield 

Consolidated Fee Schedule. 
Treasurer Codi Butterfield reviewed the proposed amendments to the Fairfield Consolidated Fee 
Schedule. The proposed additions included fees associated with Site-Specific Development 
applications, caretaker dwellings, natural gas connections, water main installations, 
encroachment permits, temporary right-of-way occupancy permits, utility infrastructure 
applications, inspections, reinspections, and miscellaneous applications. 
 
Treasurer Butterfield explained that several inspection, engineering, and technical review fees 
were listed as the Town's actual cost. This would allow the Town to pass costs incurred for 
outside professional review or inspection on to the applicant rather than having Fairfield 
taxpayers pay those expenses. She also explained that the miscellaneous application fee was 
intended to address applications for matters the Town had not previously processed. 

●​ Open the Public Hearing. 

2 of 15 



work
ing

 dr
aft

Unapproved Meeting Minutes 
Fairfield Town Council 

Public Hearing and Session 
August 12, 2026 

Mayor McKinney opened the public hearing at 7:12 p.m 

●​ Receive public comment (two minutes per person). 

No public comments were received. 

●​ Close the Public Hearing. 

Mayor McKinney closed the public hearing at 7:12 p.m. 

●​ Council discussion and consideration. 

Councilman Weber noted that the fee schedule would be an ongoing process and would likely 
require continued adjustments as the Town encounters new applications and circumstances. 
Mayor McKinney agreed, noting that additional revisions would likely be necessary as the Town 
continues to develop its processes. 

●​ Consider and adopt R2026-15, A Resolution Amending the Consolidated Fairfield Fee 
Schedule.  

Councilman Thomas moved to approve R2026-15, A Resolution Amending the Consolidated 
Fairfield Fee Schedule. Councilman Cameron seconded the motion. The motion passed 
unanimously.  

Mayor McKinney -  Yes 
Councilman Thomas - Yes  
Councilman Panek - Yes  
Councilman Cameron - Yes  
Councilman Weber  - Yes  

 
2. Town Manager/Chief Administrative Officer Compensation 

●​ Staff review, presentation, and discussion of the proposed ordinance establishing the 
salary and compensation for the Fairfield Town Manager/Chief Administrative Officer. 

Councilman Thomas reviewed the proposed compensation for the Town Manager/Chief 
Administrative Officer. He explained that the Council had discussed fair compensation several 
times as Fairfield's workload had increased significantly and noted that compensation had not 
kept pace with the amount of work being performed. The Council obtained a third-party 
compensation study to evaluate the duties of the position and comparable compensation levels. 
The study identified a median salary of approximately $134,000 for a city administrator. 
Councilman Thomas acknowledged that Fairfield's small population made direct comparisons 
difficult but stated that population alone did not reflect the amount or complexity of work 
currently facing the Town. 
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Councilman Thomas explained that the Council had considered several alternatives, including 
maintaining the existing compensation, hiring an outside administrator, and continuing with 
Mayor McKinney in the administrative role. He stated that the Council had also met in closed 
session without Mayor McKinney present to discuss the matter. After considering the 
alternatives, the Council determined that retaining Mayor McKinney as Town Manager/Chief 
Administrative Officer was the best option at this time because of her familiarity with ongoing 
matters, including litigation and significant development projects. The proposed compensation 
was $96,000 annually under a two-year contract. 

Councilman Thomas explained that the two-year term was intended to provide continuity while 
allowing the Council to reassess the arrangement. He noted that Mayor McKinney's elected term 
would expire about six months before the proposed contract, providing time for transition and 
knowledge transfer if the Mayor's office changed. 

Mayor McKinney stated that the administrative responsibilities required a significant amount of 
her time and involved considerable work and stress. She stated that staff turnover at this time 
could be disruptive and that replacing personnel would require time for recruitment and 
transition, particularly given the matters currently facing the Town. 

●​ Open the Public Hearing. 

​ Mayor McKinney opened the public hearing at 7:24 p.m.  

●​ Receive public comment (two minutes per person). 

Holly Panek stated that she understood the difficulty of replacing employees and acknowledged 
the amount of work being performed. She questioned whether the compensation study provided 
an appropriate comparison because Fairfield's population, staffing structure, and combination of 
responsibilities differed substantially from the municipalities included in the study. She also 
expressed concern about combining the roles of Mayor, administrator, and building official and 
questioned whether adequate separation and oversight existed when those responsibilities were 
held by one individual. She emphasized that her concerns related to the structure of the position 
rather than Mayor McKinney personally. 

Josh Leigh, participating remotely, stated that he did not question the amount of work being 
performed but was concerned about how the proposed increases would be funded. He noted 
the significant population difference between Fairfield and the municipalities included in the 
compensation comparison and asked whether the increases would result in higher property 
taxes. 

Alina Pringle, a Fairfield resident and business owner, expressed concerns regarding the 
proposed compensation and the Town's administrative structure. She questioned having one 
individual serve simultaneously as Mayor, Town Administrator, Building Official, and a voting 
member of the body responsible for oversight. She also questioned the proposed increases in 
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relation to the Town's size, the hours the Town office is open, the handling of Council emails, and 
the Town's legal expenses. She requested that the Council table the matter until the structural 
and financial concerns were addressed. 

Amberly Judy spoke in support of the proposed compensation. She stated that developers 
working with the Town see a substantial amount of work that may not be visible to the public, 
including meetings and coordination with engineers and attorneys. She expressed appreciation 
for the efforts of the Mayor and staff to manage development responsibly while protecting 
Fairfield's history, character, and residents' interests. She stated that, in her opinion, staff had 
been underpaid for the amount of work being performed. 

Travis Ramiler commented in support of fair compensation for Town officials. He stated that 
Fairfield is unique because of the amount of work facing the Town despite its small population. 
He cautioned against relying solely on population data when evaluating compensation and 
stated that officials should be fairly compensated for the amount of work they perform. 

Stephanie Shelley read Jaren Hancock's written comment. I support the Town Council's adjusted 
compensation wages.  

●​ Close the Public Hearing. 

​ Mayor McKinney closed the public hearing at 7:36 p.m. 

●​ Council discussion and consideration. 

Mayor McKinney responded to concerns raised during the public hearing. She stated that the 
compensation information and job descriptions had been made publicly available and that the 
third-party consultant had reviewed the duties, qualifications, and time associated with the 
positions. She noted that the Town Council provides oversight of the Town Manager/Chief 
Administrative Officer and that the position would be subject to an annual review. 

In response to concerns regarding funding, Mayor McKinney stated that the Town did not plan to 
increase property taxes to fund the proposed compensation. She explained that the Town was 
working to recover development-related expenses through appropriate fees so developers, 
rather than Fairfield taxpayers, would bear those costs. 

Mayor McKinney also clarified that Fairfield had approximately 60 households and stated that the 
Town office was regularly open from 9:00 a.m. to 3:00 p.m., Monday through Thursday, and 
frequently remained open until 5:00 p.m. She stated that Town staff did not screen Council 
members' emails. Regarding legal expenses, she stated that the Town had ongoing litigation and 
needed to continue protecting its legal interests. 

Council members discussed the amount of work currently being performed, the potential cost of 
hiring separate personnel for the administrative and building department, and the importance of 
retaining institutional knowledge during ongoing litigation and development matters. Council 
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Members acknowledged differing perspectives on compensation but noted that the work would 
still need to be performed and paid for, regardless of whether it was performed by existing staff 
or outside employees or contractors. 

Councilman Panek stated that he was not opposed to the proposed compensation but wanted 
to ensure that the Town followed proper due process. He stated that, given the scrutiny facing 
the Town, he wanted to ensure that the Council properly documented and followed its 
procedures. 

The Council further discussed accountability under the proposed arrangement, including the 
defined two-year term and review process. Mayor McKinney clarified that she had not proposed 
a specific salary amount and that the Council developed the compensation figure through its 
review and deliberation process. 

3. Annual Compensation Schedule 
●​ Staff review, presentation, and discussion of the proposed ordinance adopting the annual 

compensation schedule for Fairfield's elected officials, appointed officials, and town 
employees. 
 
The Council reviewed the proposed Annual Compensation Schedule for Fairfield's elected and 
statutory officers. Discussion included proposed compensation for Town Council members, the 
Recorder, and the Treasurer, as well as the information used to evaluate the positions. 

●​ Open the Public Hearing. 

​ Mayor McKinney opened the public hearing at 7:56 p.m. 

●​ Receive public comment (two minutes per person). 

Holly Panek stated that she was not suggesting that any current employee should leave their 
position but encouraged the Town to establish clearly documented qualifications and 
requirements for its positions, including education, experience, and other applicable 
qualifications. She said establishing those requirements would provide consistency and facilitate 
future transitions as the Town grows. 

Josh Leigh, participating remotely, said the earlier discussion helped him better understand 
Fairfield's development direction. He asked whether the Town could provide residents and 
property owners with greater visibility into anticipated development and the Town's long-term 
direction.  

Mayor McKinney responded to Josh Leigh's comments regarding the Town's future development 
direction. She stated that the Town is actively preparing for anticipated development and 
encouraged residents and property owners to attend Town Council and Planning Commission 
meetings to stay informed. She noted that Fairfield's General Plan, available on the Town 
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website, provides guidance regarding the Town's long-term vision and that meeting agendas and 
minutes are also available online. 

Attorney Christopherson discussed the Town's efforts to prepare for future development and 
protect Fairfield's long-term interests. He referenced previous efforts by the Town to protect its 
boundaries and stated that the Council's planning and preparation had helped position Fairfield 
for development now being considered. He noted developer interest in the Town's Technology 
Overlay Zone and potential energy-generation uses, as well as significant pending real estate 
transactions. Attorney Christopherson emphasized the need to follow the applicable land-use 
process, noting that formal applications for some anticipated projects had not yet been filed. 

●​ Close the Public Hearing. 

​ Mayor McKinney closed the public hearing at 7:59 p.m.  

●​ Council discussion and consideration. 

The Council discussed how the proposed compensation would be reflected in the Town's 
budget. Mayor McKinney requested that wage and compensation expenses be separated into 
individual budget line items to provide greater clarity and transparency. The Council addressed 
the specific budget adjustments under the subsequent Fiscal Year 2026–2027 Budget 
Amendment. 

●​ Consider and adopt Ordinance No. 2026-06, An Ordinance Amending the Compensation 
for Fairfield Executive Officers and Elected Officials. 

Councilman Panek stated that he was not opposed to the proposed compensation but wanted 
to ensure that the proper process was followed, including whether the Town Administrator 
position should be opened for applications. Attorney Brad Christopherson clarified that the Town 
Administrator position already existed and Mayor McKinney was currently serving in that role. He 
explained that the ordinance before the Council did not create or fill a new position but amended 
the compensation for existing positions. If the Council wished to separate the Town 
Administrator position from the Mayor and open the position for applications, that would require 
separate action by the Council. Christopherson also noted that the proposed contract would 
allow the Council to establish expectations, conduct reviews, and periodically reevaluate the 
arrangement. Following the clarification, Councilman Panek stated that he understood the 
distinction. 

Mayor McKinney stated that she would abstain from voting because the ordinance included 
compensation for her position. Councilman Panek also abstained. 

Councilman Thomas moved to adopt Ordinance No. 2026-06, An Ordinance Amending the 
Compensation for Fairfield Executive Officers and Elected Officials. Councilman Cameron 
seconded the motion. The motion passed with three yes votes and two abstentions. 
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Mayor McKinney -  abstained 
Councilman Thomas - Yes  
Councilman Panek - abstained 
Councilman Cameron - Yes  
Councilman Weber  - Yes 
 

4. Fiscal Year 2026–2027 Budget Amendment 
●​ Staff review, presentation, and discussion of the proposed amendment to the Fairfield 

Budget for Fiscal Year 2026–2027. 
Treasurer Butterfield reviewed the proposed amendments to the Fairfield Town Budget for Fiscal 
Year 2026–2027. Discussion included separating certain wage and compensation expenses into 
individual line items to provide greater clarity and transparency within the budget. 
 
The Council also discussed funding for anticipated Main Street repairs. It was noted that 
construction activity had contributed to increased road wear and that discussions had taken 
place about whether contractors or companies operating in the area could contribute toward 
repair costs. The Council discussed establishing an appropriate budget line item for the 
anticipated road improvements while continuing to determine the extent of the repairs and 
potential outside contributions. 

●​ Open the Public Hearing. 

​ Mayor McKinney opened the public hearing at 8:25 p.m. 

●​ Receive public comment (two minutes per person). 

No public comments were received. 

●​ Close the Public Hearing. 

Mayor McKinney closed the public hearing at 8:25 p.m. 

●​ Council discussion and consideration. 

There was no additional Council discussion. 

●​ Consider and adopt a R2026-16 A Resolution Amending The Fairfield Budget For Fiscal 
Year 2026-2027. ​  

Councilman Thomas made a motion to approve R2026-16, A Resolution Amending the Fairfield 
Budget for Fiscal Year 2026-2027. Councilman Panek seconded the motion. The motion passed 
unanimously.   

Mayor McKinney -  Yes  
Councilman Thomas - Yes 
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Councilman Panek - Yes  
Councilman Cameron - Yes  
Councilman Weber  - Yes 

REPORTS 
●​ Sheriff's Department Update. 

Sergeant Dutson presented the July report and reported one traffic accident involving injuries. He 
explained that a semi-truck attempting a detour became high-centered, causing traffic to stop on 
the roadway. A pickup truck subsequently struck one of the stopped vehicles, and three 
occupants were transported to the hospital. The roadway was temporarily closed as a result of 
the accident. 
 
The Council discussed the Town's contract with the Utah County Sheriff's Office and the 
additional patrol hours currently provided in Fairfield. Sergeant Dutson recommended beginning 
discussions regarding future contract costs well in advance of the contract renewal so the 
Council would have adequate time to review its options. 
 
Sergeant Dutson also discussed continued speeding concerns within the Town and reported 
observing vehicles traveling at excessive speeds on local roads. He noted the limited number of 
posted 25 mph speed limit signs and suggested that additional signage could assist with 
enforcement and driver awareness. 
 
The Council discussed maintaining the additional patrol hours and the need for continued 
attention to speeding within the Town. 

●​ Planning Commission Update. 

Wayne Taylor provided an update on recent Planning Commission activity. He reported that the 
Planning Commission held a public hearing regarding proposed amendments to the AR-1 
through AR-40 zoning standards addressing setbacks on corner lots. The amendment clarifies 
that the required front setback applies to both street-facing sides of a corner lot. No adverse 
comments were received during the public hearing, and the Planning Commission forwarded the 
amendment to the Town Council with a positive recommendation. 

Taylor also reported that the Planning Commission held a public hearing regarding the Town's 
road regulations, which were renumbered through the Town Code codification process as Title 
15, Chapter 152, Roads, Highways and Rights-of-Way. The Planning Commission reviewed a 
public comment concerning cul-de-sacs and determined that the issue could be addressed 
through the Site-Specific Development process rather than through an additional amendment to 
the proposed road regulations. The Planning Commission forwarded the ordinance to the Town 
Council with a positive recommendation. 

The Planning Commission also approved the Darwin Bundy site plan, allowing the applicant to 
proceed with the building permit process. Because the property is located within a water source 
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protection area, the septic system required approval from Utah County. Taylor reported that the 
County had approved the septic system with specific restrictions and requirements that must be 
followed during construction. 

Taylor further reported that the Planning Commission received a request for an agricultural 
protection zone, for existing agricultural operations when neighboring properties raise concerns 
regarding normal agricultural activities, including activities such as baling. The Planning 
Commission agreed to research the matter further. 

Taylor concluded his report by noting that the Planning Commission had received two packets of 
materials related to the Gold Mine development. Due to the volume of information and the timing 
of the submissions, the Planning Commission had not completed its review and would continue 
reviewing the materials. 

BUSINESS ITEMS 
1.​ Presentation by Jim Spung regarding the proposed Site-Specific Development Zone. 

Planner Jim Spung presented the proposed Site-Specific Development (SSD) Zone. He 
explained that the Town's General Plan establishes the community's long-term vision, while the 
zoning code and zoning map provide tools to implement that vision. After reviewing Fairfield's 
General Plan and existing zoning regulations, Planner Spung identified a need for a process to 
accommodate large-scale or unique development proposals that may not fit within the Town's 
existing zoning districts. 
 
The proposed SSD Zone would provide a project-specific zoning process for complex 
developments, mixed or unique land uses, and projects requiring standards that differ from 
conventional zoning. It was explained that the SSD process would not replace the Town's 
existing zoning districts but would provide an additional tool for projects that could not otherwise 
be appropriately accommodated. 
 
The proposed process would consist of preliminary and final reviews. During the preliminary 
stage, an applicant would present the overall project concept to the Planning Commission and 
Town Council, allowing the Town to provide initial direction before the applicant incurs the 
expense of preparing detailed engineering and development documents. If the proposal moved 
forward, the final review would include project-specific development standards, exhibits, 
proposed improvements, and other applicable requirements. 
 
The proposed ordinance also established review criteria addressing consistency with the Town's 
General Plan, applicable zoning purposes, proposed improvements, prior approvals, and other 
Town goals and requirements. It was emphasized that the SSD process would remain 
discretionary and that meeting the minimum application requirements would not guarantee 
approval. 
 

10 of 15 



work
ing

 dr
aft

Unapproved Meeting Minutes 
Fairfield Town Council 

Public Hearing and Session 
August 12, 2026 

The Council discussed the proposed minimum acreage requirement. A 50-acre minimum had 
been recommended, with discussion regarding whether that threshold was appropriate given the 
size of properties within Fairfield. Council members expressed concern that setting the acreage 
too low could allow the SSD process to be used to avoid requirements that would otherwise 
apply under conventional zoning. 
 
Discussion also addressed Fairfield residents who own larger parcels and whether the acreage 
requirement could unnecessarily prevent legitimate proposals. It was clarified that adjoining 
property owners could apply jointly as part of a unified development proposal. 
 
After further discussion, the Council agreed to increase the minimum acreage from 50 acres to 
100 acres to ensure the SSD process is reserved for substantial development projects. 

○​ Consider and adopt Ordinance 2026-07 adopting the Site-Specific Development Zone. 

Councilman Weber moved to adopt Ordinance 2026-07, adopting the Site-Specific Development 
Zone, with the minimum acreage requirement amended to 100 acres. Councilman Panek 
seconded the motion. The motion passed unanimously. 
 
Mayor McKinney -  Yes  
Councilman Thomas - Yes  
Councilman Panek - Yes  
Councilman Cameron - Yes  
Councilman Weber  - Yes 

2.​ Presentation by Jim Spung regarding proposed amendments to Section 154.105(E) of the 
Fairfield Town Code. 

Planner Jim Spung reviewed the proposed amendment to Section 154.105(E) of the Fairfield 
Town Code regarding setback requirements for corner lots. The amendment clarifies that the 
required front setback applies to both street-facing sides of a corner lot for primary structures 
and accessory buildings. The amendment is intended to maintain appropriate setbacks from 
roadways and address visibility and safety concerns. 

○​ Consider and adopt Ordinance 2026-08 amending Section 154.105(E) of the Fairfield 
Town Code. 

Councilman Weber made a motion to adopt Ordinance 2026-08, amending Section 154.105(E) of 
the Fairfield Town Code. Councilman Panek seconded the motion. The motion passed 
unanimously. 

Mayor McKinney -  Yes  
Councilman Thomas - Yes  
Councilman Panek - Yes  
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Councilman Cameron - Yes  
Councilman Weber  - Yes 

3.​ Consider and adopt Ordinance 2026-09 adopting the Road Regulations previously codified 
as Title 6, Chapter 3, and renumbered through the Town Code codification process as Title 
15, Chapter 152, Roads, Highways and Rights-of-Way. 

The Council reviewed Ordinance 2026-09 adopting the Town's Road Regulations, previously 
codified as Title 6, Chapter 3 and renumbered through the Town Code codification process as 
Title 15, Chapter 152, Roads, Highways and Rights-of-Way. The Planning Commission had 
previously conducted the required public hearing and forwarded the ordinance to the Town 
Council with a positive recommendation. 

The Council discussed a public comment received during the Planning Commission's review 
regarding cul-de-sacs. It was determined that the concern could be addressed through the 
Site-Specific Development process rather than by amending the Road Regulations. 

Councilman Panek moved to adopt Ordinance 2026-09, adopting the Road Regulations 
previously codified as Title 6, Chapter 3 and renumbered as Title 15, Chapter 152, Roads, 
Highways and Rights-of-Way. Councilman Thomas seconded the motion. The motion passed 
unanimously.  

Mayor McKinney -  Yes  
Councilman Thomas - Yes  
Councilman Panek - Yes  
Councilman Cameron - Yes  
Councilman Weber  - Yes 

4.​ Consider and adopt R2026-17, A Resolution Supporting the Drafting Of An Amended 
Project Area Plan To Add Property Into The Pony Express Utah Inland Port Authority 
Project Area.  

Mayor McKinney recommended tabling Resolution R2026-17, a resolution supporting the drafting 
of an amended project area plan to add property into the Pony Express Utah Inland Port Authority 
Project Area, to allow additional revisions to be completed. 

Attorney Brad Christopherson explained that minor modifications were needed before the 
resolution was ready for adoption. He stated that certain properties within the proposed project 
area had recently changed ownership or were anticipated to change ownership, and the 
resolution needed to accurately reflect the applicable parcels and newly acquired property. 

Attorney Christopherson also provided a brief explanation of the Inland Port Authority's tax 
increment financing mechanism. He explained that the process is based on increases in property 
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tax revenue resulting from new development and that the incremental revenue can be used 
toward infrastructure associated with the project area. 

Lori Haslem, representing the Utah Inland Port Authority, introduced herself and discussed her 
previous involvement with Fairfield through the Governor's Office of Economic Development. She 
expressed support for the Town's efforts and noted that the Inland Port Authority has various 
funding mechanisms that may be available to assist with infrastructure projects. 

5.​ Discussion and approval of Bowen and Collins' Scope of Work and Fee for the new 
Industrial Park Well. 

The Council reviewed Bowen Collins & Associates' proposed scope of work and fee for the 
design and engineering of the new Fairfield Industrial Park Well. 

Mayor McKinney raised concerns regarding the availability of power at the proposed well 
location and questioned whether the Town should proceed with the full design before 
three-phase power was available. 

Council members discussed proceeding with the design while continuing to address the power 
requirements. It was noted that temporary power solutions could potentially be utilized if 
necessary while permanent infrastructure was being developed. 

Tal Adair discussed ongoing efforts to secure adequate power for the area, including 
coordination with the Utah Inland Port Authority, Rocky Mountain Power, and other applicable 
entities. He stated that several potential solutions were being explored and emphasized the 
importance of identifying a cost-effective approach for future development and Fairfield 
residents. 

The Council discussed the challenges of extending power infrastructure when utility providers 
seek committed users before making infrastructure investments, while prospective users need 
assurance that adequate power will be available before committing to a project. The Council also 
discussed the potential role of the Utah Inland Port Authority in assisting with infrastructure. 

It was also noted that the $600,000 already committed to the well project would be applied 
toward this scope of work. 

The Council agreed that proceeding with the design phase would allow the well project to 
continue moving forward while power options were further evaluated. 

Councilman Cameron made a motion to approve Bowen Collins & Associates' Scope of Work 
and Fee for the new Industrial Park Well. Councilman Weber seconded the motion. The motion 
passed unanimously. 

Mayor McKinney -  Yes  
Councilman Thomas - Yes  
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Councilman Panek - Yes  
Councilman Cameron - Yes  
Councilman Weber  - Yes 

6.​ Discussion on maintenance and repairs of Fairfield Roads 

The Council discussed the condition of Main Street and damage associated with increased 
construction and heavy truck traffic. Mayor McKinney reported that she contacted Enbridge 
about road damage associated with its construction activities and was informed that the 
company may be willing to contribute toward a portion of the repair costs. 

Councilman Panek reported that he had been in regular contact with a company representative 
and was working to arrange a meeting to discuss potential participation in the repairs. He 
expressed concern that delaying those discussions could affect the availability of potential 
contributions toward the repairs. The Council also discussed seeking contributions from other 
companies whose construction activities and heavy vehicles have contributed to roadway wear. 

The Council discussed the volume and speed of semi-trucks and other vehicles traveling on 
Town roads. Council members expressed concern regarding speeding, compliance with weight 
restrictions, and the difficulty large trucks have passing one another on narrower portions of the 
roadway. The Council discussed whether additional or alternative signage could improve 
compliance with existing restrictions. 

The Council also discussed restricting through traffic on certain roads and expressed concern 
that improving a roadway could attract additional traffic. Discussion included the potential 
widening of portions of the roadway as part of future improvements to better accommodate the 
safe movement and passing of large vehicles. 

The Council agreed to continue discussions with the natural gas company, Enbridge, and other 
applicable parties regarding potential contributions toward road repairs before committing to a 
specific repair project. The Council will further evaluate the scope of the needed improvements 
and available cost-sharing opportunities before proceeding. 

CONSENT AGENDA 
The following items may be approved by one motion. Any Council Member may remove an item 
for separate discussion and consideration. 

●​ Approval of Minutes: 
○​ June 24, 2026 
○​ July 7, 2026 
○​ July 29, 2026 

●​ Approval of Financial Statements dated June 30, 2026. 
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Councilman Thomas moved to approve all consent agenda items. Councilman Cameron 
seconded the motion. The motion passed unanimously. 
 
Mayor McKinney -  Yes  
Councilman Thomas - Yes  
Councilman Panek - Yes  
Councilman Cameron - Yes  
Councilman Weber  - Yes  

CLOSED SESSION 
Possible motion to enter into a Closed Session pursuant to Utah Code § 52-4-205 for the purpose of 
discussing the purchase, exchange, or lease of real property; pending or reasonably imminent litigation; 
the character, professional competence, or physical or mental health of an individual; or the deployment 
of security personnel, devices, or systems. 
 
Councilman Weber moved to temporarily recess the Council meeting to go into closed meeting  
for the following purpose(s): Strategy sessions to discuss pending or reasonably imminent  
litigation at 9:20 pm. Councilman Panek seconded the motion. The motion passed unanimously.  

 
Mayor McKinney -  Yes  
Councilman Thomas - Yes  
Councilman Panek - Yes  
Councilman Cameron - Yes  
Councilman Weber  - Yes  

 
Mayor McKinney reconvened the regular session at 9:38 pm. Councilman Weber seconded the motion. 
The motion passed unanimously. 

 
Mayor McKinney -  Yes  
Councilman Thomas - Yes  
Councilman Panek - Yes  
Councilman Cameron - Yes  
Councilman Weber  - Yes  

ADJOURNMENT 
 
Councilman Weber made a motion to adjourn the meeting.  
 
The meeting adjourned at 9:38 p.m. 
 

 
             Minutes Approval Date                                                        Stephanie Shelley, Town Recorder  
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  TOWN COUNCIL 
  MEMORANDIUM 
 
 

OVERVIEW    
Town Administration requests that the Town Council review a comprehensive amendment to Fairfield's 
conditional use regulations. This amendment replaces the existing conditional use provisions with a 
consolidated procedure addressing application requirements, review, public hearings, decision -making, 
mitigation, post-approval administration, and appeals.  

BACKGROUND  

On March 25, 2026, the Town Council adopted Resolution No. R2026-02 establishing a temporary moratorium 
on processing conditional use applications so the Town could review and update its conditional use ordinance. 
The resolution identified several deficiencies in the existing conditional use regulations, including a lack of clear 
procedures and standards, an incomplete application process, outdated and unclear provisions and code 
references, and review standards and conditions of approval requiring revision in response to recent legislative 
changes and court rulings. 

The attached Ordinance includes the proposed text amendment, prepared in response to the concerns 
identified by the Town Council and intended to establish a clearer, more comprehensive, and predictable 
framework for reviewing and administering conditional uses.  

SUMMARY  

The draft retains the fundamental conditional use standard: approval is required when reasonably anticipated 
detrimental impacts can be mitigated through reasonable conditions; denial is permitted when those impacts 
cannot be substantially mitigated. Below is a summary of noteworthy proposed changes to the existing 
regulations. 

• Establishes a complete application and review process, including an optional pre -application meeting, 
detailed submittal requirements, completeness review, referral to staff and agencies, application 
revisions, withdrawal, abandonment, and concurrent processing. 

• Authorizes additional technical studies when reasonably necessary to evaluate anticipated impacts, 
including traffic, drainage, utilities, geotechnical hazards, noise, lighting, environmental resources, 
wildfire, emergency access, and construction impacts.  

MEETING DATE: September 9, 2026  RECOMMENDED ACTION: 

APPLICATION: Ordinance 2026-10, Amending 
Fairfield Code §§154.180 through 
154.188, Relating to Conditional 
Use Permit Procedures and 
Standards 

 Consideration of the proposed Ordinance. 

APPLICANT: Fairfield (initiated by Town)  

EXHIBITS: 
 

A. Ordinance 26-10 
 
 

LOCATION: Town-wide (Zoning Ordinance)  

STAFF CONTACT: Jim Spung, AICP 
 Planning Consultant 
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• Changes the CUP decision-making structure. The Planning Commission would hold a public hearing 
and forward a recommendation; the Town Council would serve as the land use authority and make the 
final CUP decision. 

• Clarifies how conditional uses are evaluated by requiring conditions of approval to address specific 
anticipated impacts and be based on applicable Town standards. It also requires the basis for 
conditions and decisions to be documented in the record. 

• Expands post-approval procedures for expiration, enforcement, revocation, minor modifications, 
amendments, extensions, and appeals. The draft removes the existing requirement for CUPs to be re -
evaluated at least every five years and changes the inactivity/expiration framework to generally use a 
12-month period instead of 6 months. 

• Adds and refines definitions to support consistent administration, including complete application, 
decision-making body, extenuating circumstance, minor modification, qualified professional, 
reasonably anticipated detrimental impacts, and review criteria. 

STAFF ANALYSIS  

The proposed amendment directly addresses the deficiencies identified by the Town Council when Resolution 
No. R2026-02 was approved. This text amendment replaces the existing abbreviated application procedure 
with defined submittal and completeness requirements; consolidates review criteria and potential mitigation 
measures; clarifies the respective roles of staff, the Planning Commission, and Town Counci l; and establishes 
procedures for administering CUPs after approval.  

The draft also provides a clearer record for decision-making. Staff reports, Planning Commission 
recommendations, conditions of approval, and Town Council decisions are tied to identified review criteria and 
reasonably anticipated detrimental impacts. These updates promote consistency and predictability for 
applicants, neighboring property owners, staff, and the Town's decision -making bodies. 

This amendment does not change which uses are classified as conditional uses within each zoning district. 
Instead, it updates the procedures and standards for reviewing and deciding conditional use applications Town -
wide. Use-specific standards continue to apply unless they conflict with the procedures, standards, or criteria 
established by the amended conditional use section.  

PUBLIC HEARING & NOTICE  

The Town posted and published a notice of public hearing on September 27, 2026, in accordance with Town 
Code and State law. 

FINDINGS  

1. The Town Council adopted Resolution No. R2026-02 on March 25, 2026, identifying deficiencies in the 
existing conditional use regulations and establishing a 180-day moratorium on the processing and 
approval of conditional use applications to allow the Town to update its regulations. The moratorium is 
scheduled to expire on September 21, 2026.  

2. The existing conditional use standards contain limited application and processing procedures, 
distributes standards among multiple sections, and includes provisions identified by the Town Council 
as outdated, unclear, incomplete, or in need of revision.  

3. This proposed amendment (Exhibit C) establishes a conditional use procedure addressing application 
completeness, technical review, public hearings, recommendations and decisions, mitigation, post -
approval administration, enforcement, modifications, extensions, and appeals.  

4. This proposed amendment clarifies that the Planning Commission will hold a public hearing and 
forward a recommendation, while the Town Council will serve as the land use authority and final 
decision-making body for conditional uses, unless otherwise specified. 
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5. The proposed review criteria require decisions and conditions to be based on applicable Code 
standards and reasonably anticipated detrimental impacts, providing a clearer and more consistent 
framework for administering conditional uses.  

6. The proposed amendment does not change which uses are designated as conditional within each 
zoning district but updates the procedures and standards for reviewing and approving those uses.  

7. This proposed amendment responds to the concerns raised in Resolution No. R2026-02 and provides a 
more complete, predictable, and efficient conditional use review process. 

8. The attached Ordinance includes the proposed amendments using underline and strike-through 
formatting to identify changes to the current Code. 

9. The Planning Commission forwarded a recommendation to the Town Council, who is the final decision-
making authority for amendments to the Fairfield Code of Ordinances.  

STAFF RECOMMENDATION  

Staff recommend the Town Council approve the amendments, as proposed. 
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Ordinance No. 2026-10 Amending Fairfield Code §§154.180 through 154.188, Relating to 
Conditional Use Permit Procedures and Standards.     ​ ​ ​ ​ ​ ​
​ ​       ​ ​                    

September 9, 2026 
 

 
WHEREAS, the Fairfield Town Council deems it to be in the best interest of Fairfield to amend 
Fairfield Code §§154.180 through 154.188 to establish clear and consistent procedures and 
standards for the review, approval, and administration of conditional use permits; and 
 
WHEREAS, on March 25, 2026, the Town Council adopted Resolution No. R2026-02, 
establishing a temporary moratorium on the processing and approval of conditional use 
applications to allow the Town to review and update its conditional use regulations; and 
 
WHEREAS, the proposed amendment establishes updated procedures and standards for the 
application, review, decision, administration, and enforcement of conditional use permits; and  
 
WHEREAS, the proposed amendment clarifies the respective roles of Town staff, the Planning 
Commission, and Town Council and establishes the Town Council as the land use authority for 
conditional use permits unless otherwise specified by the Fairfield Town Code; and  
 
WHEREAS, the proposed amendment establishes standards for evaluating and mitigating 
reasonably anticipated detrimental impacts; and  
 
WHEREAS, Utah Code §10-9a-501 and related provisions authorize municipalities to amend 
their land use regulations; and 
 
WHEREAS, the Fairfield Planning Commission conducted a duly noticed public hearing on 
September 8, 2026, considered the proposed amendment, and forwarded a positive 
recommendation to the Town Council; and 
 
WHEREAS, the Fairfield Town Council has reviewed the proposed amendment and finds that it 
promotes clear and consistent administration of the Town's conditional use regulations and 
serves the public health, safety, and general welfare: 
 
NOW THEREFORE, be it ordained by the Town Council of Fairfield, in the State of Utah: 
 

Section 1.​ Adoption of Amendments.  The Town Council hereby amends Fairfield 
Code §§154.180 through 154.188, as shown in Exhibit A, wherein deletions to the current 
ordinance are struck through and additions to the current ordinance are underlined. 
  

Section 2.​ Severability.  If any provision of this Ordinance is held invalid or 
unenforceable, the remaining provisions shall remain in effect.  

 
Section 3. ​ Effective Date. This Ordinance shall become effective upon passage and 

posting as required by law.  
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Approved by the Town Council of Fairfield, Utah, on this 9th day of September 2026 by the 
following vote:  
 

 

 

FAIRFIELD  

 
______________________________​ ​  
Hollie McKinney, Mayor ​ ​ ​ ​ ​  
​ ​ ​ ​ ​  

Hollie McKinney​ yes_____ no_____ abstain ____  
RL Panek        ​​ yes_____ no_____ abstain ____  
Tyler Thomas    ​ yes_____ no_____ abstain ____  
Michael Weber​ yes_____ no_____ abstain ____  
Richard Cameron​ yes_____ no_____ abstain ____  

ATTEST: 
 
____________________________ 
Stephanie Shelley, Recorder​ ​ ​         (OFFICIAL SEAL) 
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EXHIBIT A 

 
CONDITIONAL USES 

 
§ 154.180 CONDITIONAL USE PERMIT PROCEDURE. 
 
(A)​ Purpose. The purpose of conditional use permit review is to allow a land use that, because 

of its unique characteristics or potential impact on the municipality, surrounding neighbors, 
or adjacent land uses, may be suitable only if certain conditions are required that mitigate 
the detrimental impacts or, if the detrimental impacts or effects cannot be mitigated, to 
prohibit such use.1 
 

(B)​ Applicability.  
 

(1)​ Each zone will govern what conditional use will be allowed in that zone. Each 
zone may have additional conditions listed to fully mitigate adverse impacts.2 
 

(2)​ Any conditional use permit request that requires site plan, building permit, or 
another review shall also be subject to the applicable review procedures 
established in this Code for those procedures.  
 

(3)​ The procedures, standards, and criteria of this Section shall apply to all conditional 
uses under this Title and shall control over any conflicting provisions elsewhere in 
this Title. Use-specific standards that do not conflict with this Section shall 
continue to apply.3 

 
(C)​ Land Use Authority.4 

 
(1)​ A land use authority shall approve a conditional use permit if reasonable 

conditions are proposed, or can be imposed, to mitigate the reasonably anticipated 
detrimental effects of the proposed use in accordance with applicable standards 
and criteria. 
 

(2)​ Unless stated otherwise in this code, the Town Council is hereby authorized, as the 
land use authority, to review and render a decision for all conditional use 
applications in accordance with the requirements of this subchapter. 

 
(D)​ Pre-Application Meeting. A pre-application meeting is optional and may be requested by the 

4 ​ From current 154.182. Revised the decision-making body to be the Town Council rather than the Planning 
Commission.  

3 ​ Sections 154.208(K)–(N), related to “Solar Power Plant–Large,” and 154.210(I), related to “Battery Energy 
Storage Systems,” contain separate conditional use procedures and review criteria. Rather than amending those 
provisions as part of this ordinance, this language clarifies the procedures, standards, and criteria of this Section 
govern where a conflict exists, while any nonconflicting use-specific standards continue to apply. This minimizes 
duplicating conditional use procedures and establishes a consistent review framework.  

2 ​ From current 154.183. 

1 ​ Replaces current 154.180. 
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applicant.  
 

(1)​ The pre-application meeting is intended to provide an opportunity for Town staff 
and referral agencies to discuss details and potential impacts of the proposed 
project and to establish points of contact. Staff may review the zoning 
classification of the site, the applicable regulatory ordinances and materials, 
applicable procedures, and examine the proposed use and development of the 
property. Staff may advise the applicant in preparing the application and 
supporting documents as necessary.  
 

(2)​ Any information or discussions held at the pre-application meeting shall not be 
binding on the Town, referral agencies, or the person that requested the meeting. 
Discussions of potential conditions to mitigate impacts do not reflect actions by a 
decision-making body until and unless a decision-making body takes formal action 
to attach that condition to an application. 
 

(3)​ A pre-application meeting does not preclude an interested party from meeting with 
Town staff to discuss concepts, development, zoning, or other items as part of the 
owner or other party’s due diligence or investigatory processes. 
 

(E)​ Application Submittal and Processing. Except for Town-initiated applications, the 
conditional use permit application shall be submitted by the property owner or by an 
authorized agent or lessee. Applications submitted by an agent or lessee shall include an 
affidavit of authorization from the property owner.5 

 
(F)​ Application Content. The application shall be submitted to the Town. Staff are available to 

assist as needed at Town Hall during regular business hours. The applicant shall submit: 
 

(1)​ The Town’s completed conditional use permit application form; 
 

(2)​ A description of existing uses, structures, and development on the property; 
 

(3)​ A written narrative describing: 
 

(a)​ The proposed use and the manner in which it will operate; 
 

(b)​The days and hours of operation; 
 

(c)​ The anticipated number of employees, customers, residents, visitors, or 
other users; 
 

(d)​Anticipated traffic, parking, loading, deliveries, noise, lighting, odor, 
utility demand, drainage, public-safety needs, and other operational 
characteristics; 
 

(e)​ Proposed construction, phasing, and the anticipated schedule; 

5 ​ From current 154.184(A)(2). Re-worded for clarity and consistency. 
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(f)​ Reasonably anticipated detrimental effects of the proposed use; and 
 

(g)​Measures proposed to avoid or mitigate those effects and to demonstrate 
compliance with applicable Town standards. 

 
(4)​ A dated and scaled map showing the subject property, surrounding streets, parcels, 

zoning districts, and existing land uses, together with a north arrow; 
 

(5)​ A current boundary survey, recorded plat, or other document acceptable to the 
Planning Director or Mayor’s Designee, showing property boundaries and 
dimensions; 
 

(6)​ A scaled site plan showing: 
 

(a)​ Parcel boundaries and dimensions; 
 

(b)​Existing and proposed buildings and structures, including dimensions and 
setbacks; 
 

(c)​ Access points, driveways, internal circulation, parking, loading areas, 
curbs, and sidewalks; 
 

(d)​Landscaping, open space, fencing, and refuse or waste facilities; 
 

(e)​ Grading, drainage facilities, floodplains, slopes, waterways, sensitive 
lands, and other environmental features; 
 

(f)​ Existing and proposed utilities, easements, lighting, and other site 
improvements; and 
 

(g)​Calculations for parking, landscaping, lot coverage, open space, floor 
area, occupancy, and other applicable land-use or development standards; 

 
(7)​ Floor plans, building elevations, landscape plans, lighting plans, grading and 

drainage plans, utility plans, circulation plans, and other technical plans relevant to 
evaluating the proposal; and 
 

(8)​ Photographs or other visual materials documenting existing site conditions when 
reasonably required by the Planning Director or the Mayor’s Designee. 
 

(9)​ Additional studies or analyses may be required when necessary for the 
decision-making body to evaluate reasonably anticipated detrimental effects under 
the applicable review criteria. The decision-making body may require additional or 
revised information when a submitted study or analysis does not satisfy these 
requirements. Any required study or analysis shall: 
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(a)​ Be prepared by a qualified professional in the applicable field;  

 
(b)​Identify reasonably anticipated detrimental effects relevant to the 

proposed use or site;  
 

(c)​ Describe measures necessary to demonstrate compliance with applicable 
standards and to avoid or mitigate identified detrimental effects; and  
 

(d)​Contain information, methodologies, assumptions, and conclusions 
determined by the decision-making body to be reasonable, accurate, and 
appropriate for evaluating the proposed use.  
 

(10)​Examples of studies, analyses, or other supporting materials that may be required 
include: 
 

(e)​ A traffic or transportation-impact analysis; 
 

(f)​ A parking or loading analysis; 
 

(g)​A drainage, stormwater, or floodplain analysis; 
 

(h)​A utility-capacity or public-facilities analysis; 
 

(i)​ A geotechnical, geological-hazard, sensitive-lands, or slope-stability 
report; 
 

(j)​ A noise, vibration, lighting, odor, air-quality, or environmental-resource 
analysis; 
 

(k)​A wildfire, emergency-access, fire-protection, public-safety, or security 
plan; 
 

(l)​ Documentation of required health, environmental, state, county, or other 
agency approvals; and 
 

(m)​A construction-management, phasing, or mitigation plan addressing 
reasonably anticipated construction impacts. 

 
(11)​In addition to any study or analysis required pursuant to paragraph (9), The 

Planning Director or Mayor’s Designee may require additional information, plans, 
studies, or documentation reasonably necessary to determine: 

 
(a)​ If the proposed use complies with applicable laws, adopted plans, zoning 

regulations, and conditional use approval standards; or 
 

(b)​If reasonably anticipated detrimental effects can be avoided or mitigated 
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through reasonable conditions. 

 
(12)​Provide current ownership information and mailing labels, envelopes, postage, or a 

Town-approved equivalent necessary to address legally required notices to 
property owners within 300 feet of the subject property.  
 

(13)​Town staff will not begin processing an application until the application materials 
submitted are determined to be complete in accordance with this section. 
 

(G)​ Determination of Application Completeness. 
 

(1)​ Applications. 
 

(a)​ Upon receiving an application, the Planning Director or Mayor’s 
Designee shall determine whether the application is complete. A complete 
application is one that contains all information and materials required by 
this code, and that has sufficient detail and readability to evaluate the 
application for compliance with applicable review standards of this code.  
 

(b)​An application shall not be accepted or deemed complete until all 
required initial application fees, as established in the Town Fee Schedule, 
have been paid. 
 

(2)​ Incomplete Applications. 
 

(a)​ Upon determining whether the application is incomplete, the Planning 
Director or Mayor’s Designee shall notify the applicant in writing of any 
submittal deficiencies. The applicant may correct the deficiencies and 
resubmit the application for a determination of completeness until the 
Planning Director or Mayor’s Designee determines the application is 
complete.  
 

(b)​An application shall not be reviewed for compliance with this code or 
scheduled for a public meeting or public hearing by any review or 
decision-making body until it is determined to be complete according to 
this section and all outstanding fees have been paid in full. 
 

(c)​ Upon determining the application is complete, the Planning Director or 
Mayor’s Designee shall accept the application for review in accordance 
with the procedures and standards established in this code.  
 

(3)​ Application Revisions. 
 

(a)​ An applicant may revise an application following a determination that the 
application is complete prior to any formal action taken by a review or 
decision-making body.  
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(b)​Revisions may include changes that respond to comments or 

recommendations from Town staff, review agencies, review bodies, or the 
decision-making body, or other changes determined by the Planning 
Director or Mayor's Designee not to materially alter the application.  

 
(c)​ All other application revisions shall be processed as a new application, 

except those that constitute only minor additions, deletions, or corrections 
to the request, as determined by the Planning Director or Mayor’s 
Designee. 

 
(4)​ Abandoned Applications. If a complete application has been reviewed and 

comments provided to the applicant for correction, but a resubmittal addressing 
staff-noted deficiencies has not been received within six months of staff providing 
the applicant with the comments, such application shall be deemed abandoned and 
all fees forfeited. The applicant may request, and the Planning Director or Mayor’s 
Designee may grant one three-month extension to address staff-noted deficiencies. 
In extenuating circumstances, the Planning Director or Mayor’s Designee may 
grant an additional 12-month extension period beyond the three-month extension 
outlined above. Abandoning an application terminates the review process and 
closes the application. 

 
(5)​ Application Withdrawal.  

 
(a)​ After an application has been accepted for review, the applicant may 

withdraw the application by submitting a signed letter of withdrawal to 
the Planning Director or Mayor’s Designee before the Town takes action 
by a vote of the decision-making body. 
 

(b)​An applicant is not entitled to a refund of application fees for withdrawn 
applications; however, application fees may be refunded at the Planning 
Director or Mayor’s Designee’s discretion if staff and review agencies 
have not provided the applicant with review comments and a public 
notice has not been sent. 
 

(6)​ Concurrent Applications. 
 

(a)​ Whenever an application requires review under the provisions of more 
than one permit, approval, or process, staff may schedule the review 
procedures and hearings so that review for each different permit, 
approval, or process can be scheduled on the same agenda, to the extent 
practicable.  
 

(b)​Review and decision-making bodies considering applications submitted 
simultaneously shall render separate recommendations and decisions on 
each application based on the specific standards applicable to each 
approval. 
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(c)​ Some forms of approval depend on the applicant having previously 

received another form of approval or require the applicant to take 
particular action within some time period following the approval to avoid 
having the approval lapse. Therefore, even though this code intends to 
accommodate simultaneous processing, applicants should note that each 
of the permits and approvals set forth in this code has its own timing and 
review sequence, and so as a result, concurrent filings are not guaranteed 
to expedite the respective timing and review sequences of any particular 
permit or approval.  
 

(7)​ Authorization of Site Inspection. By submitting an application, the applicant is 
authorizing Town officials to inspect the subject property at any reasonable time to 
obtain information required for review of compliance with this code. 

 
(8)​ Examination of Application and Other Documents. Upon reasonable request, and 

during normal business hours, any person may examine an application and 
materials submitted in support of, or in opposition to, an application on file with 
the Town. 

 
(H)​ Application Review.6 

 
(1)​ Referral to Staff and Review Agencies. Upon acceptance of an application, the 

Planning Director or Mayor’s Designee shall distribute the complete application to 
appropriate staff and review agencies. The Planning Director or Mayor’s Designee 
shall review the application and prepare comments considering the review criteria 
in this section. 
 

(2)​ Application Review and Revisions. The Planning Director or Mayor’s Designee 
shall review the application and may consult with applicable Town departments 
and referral agencies with jurisdiction over public health and safety or required 
public services, as necessary. The Planning Director or Mayor’s Designee may 
submit recommendations and comments to the applicant. The application will not 
move forward for further review until the applicant has responded to the Town's 
recommendations and comments or requests in writing that the application proceed 
without further revisions. 

 
(I)​ Public Notice and Hearing 

 
(1)​ Planning Commission Review. The application shall be scheduled for a public 

hearing before the Planning Commission and noticed in accordance with Utah 
Code Ann. §10-20-Part 2.  
 

(2)​ Town Council Review. The application shall be scheduled for a public meeting 
before the Town Council and noticed in accordance with Utah Code Ann. 
§52-4-202. 
 

6 ​ Replaces current 154.184(B). 
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(J)​ Application Decision and Action 

 
(1)​ The Planning Director or Mayor’s Designee Recommendation. 

 
(a)​ Staff Report. The Planning Director or Mayor’s Designee shall prepare a 

written staff report that summarizes the proposal, findings, and staff 
recommendations.  
 

(b)​Distribution and Availability of Application and Staff Report. The 
Planning Director or Mayor’s Designee shall submit a copy of the staff 
report to the applicant and the review and/or decision-making body and 
shall make the staff report and related materials available for public 
review prior to the public meeting or public hearing at which the 
application is scheduled to be heard. 
 

(2)​ Planning Commission. The Planning Commission shall review the application and 
forward its comments to the Town Council, subject to the following standards. 

 
(a)​ The Planning Commission recommendation shall be based on the 

applicable review criteria listed in this section. 
 

(b)​The Planning Commission shall consider the application, relevant support 
materials, staff report, and any evidence and public comments from the 
public hearing. 
 

(c)​ The Planning Commission shall forward a positive or negative 
recommendation to the Town Council based on the review criteria. The 
Planning Commission may also table or continue the item pursuant to 
adopted policies and procedures. If a Planning Commission motion fails, 
the item shall be referred to the Town Council without a formal Planning 
Commission recommendation. 
 

(d)​The Planning Commission shall clearly state the factors and rationale 
considered in making its recommendation. 
 

(3)​ Town Council. The Town Council may approve, approve with conditions, or deny 
the application, in accordance with the conditional use permit review procedures 
and criteria in this section. 

 
(a)​ In granting a conditional use permit, the decision-making body may 

impose conditions of approval in accordance with the review criteria 
established in this section, that shall be satisfied before a certificate of 
occupancy or business license may be issued for use of the property or 
building subject to the conditional use review.  
 

(b)​Any cost of mitigating detrimental impacts or effects in excess of those 
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which could be reasonably expected to arise from a permitted use in the 
same zoning district shall become a charge against the development so as 
not to constitute a burden on the town, surrounding neighbors, or adjacent 
land uses.  
 

(c)​ If the decision-making body proposes reasonable conditions on a 
proposed conditional use, the decision-making body shall ensure that the 
conditions are stated on the record and reasonably relate to mitigating the 
anticipated detrimental effects of the proposed use. 
 

(d)​If the reasonably anticipated detrimental effects of a proposed conditional 
use cannot be substantially mitigated by the proposal or the imposition of 
reasonable conditions to achieve compliance with applicable standards, 
the decision-making body may deny the conditional use request. 

 
(4)​ Conditional Use Review Criteria. 7 

 
(a)​ The decision-making body shall approve a conditional use if reasonable 

conditions are proposed, or can be imposed, to mitigate the reasonably 
anticipated detrimental effects of the proposed use, in accordance with 
this code and Utah Code. 
 

(b)​The requirement to reasonably mitigate anticipated detrimental effects of 
the proposed conditional use does not require elimination of the 
detrimental effects. 
 

(c)​ Any detrimental impacts or effects from the proposed use on any of the 
following shall not exceed those that could reasonably be expected to 
arise from a use that is permitted in the district. In determining 
compliance with applicable objective standards of this Code, reasonably 
anticipated detrimental effects may include effects relating to the 
following:  

 
1.​ The health, safety, and welfare of the city and its present and future 

inhabitants and businesses; 
 

2.​ The prosperity of the city and its present and future inhabitants and 
businesses; 
 

3.​ The morals, peace and good order, comfort, convenience, and 
aesthetics of the city and its present and future inhabitants and 
businesses; 
 

4.​ The tax base; 
 

7 ​ Replaces current 154.184(C) and (D) and 154.186. 
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5.​ Economy in governmental expenditures; 

 
6.​ The state's agricultural and other industries; 

 
7.​ Access to sunlight for solar energy devices; and 

 
8.​ Property values. 

 
(d)​To mitigate reasonably anticipated detrimental effects and achieve 

compliance with applicable standards of this Code, the Town may impose 
conditions that address:8 

 
1.​ Size, configuration, and location of the site and the proposed site plan 

layout; 
 

2.​ Proposed site ingress and egress to existing and proposed roads and 
streets; 
 

3.​ The adequacy, provision, relocation, or protection of public facilities 
and amenities, including roads and streets, culinary water, secondary 
water, sanitary sewer, storm drainage, public safety and fire 
protections, and other utilities; 
 

4.​ Design, location, and amount of off-street parking, loading areas and 
solid waste disposal, and refuse collection areas; 
 

5.​ Site circulation patterns for vehicular, pedestrian and other traffic; 
 

6.​ Massing, size, number, location, design, exterior features, materials, 
and colors of buildings, structures, and other facilities; 
 

7.​ The location and design of all site features, including proposed 
signage, lighting, and site furnishings; 
 

8.​ The provision of usable open space, public features, and recreational 
amenities; 
 

9.​ Fencing, screening and landscape treatments, and other features 
designed to increase the attractiveness and safety of the site and 
protect adjoining property owners from noise, visual, and other 
impacts; 
 

10.​Measures directed at minimizing or eliminating possible nuisance 
factors including, but not limited to, noise, vibrations, smoke, dust, 
dirt, debris, plant materials, odors, gases, noxious matter, heat, glare, 
electromagnetic disturbances, and radiation; 

8 ​ Replaces current 154.185. 
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11.​Measures designed to protect the natural features of the site including 
wetlands and drainageways, groundwater protection, soils, wildlife, 
and plant life; 
 

12.​The regulation of operating hours for activities affecting normal 
schedules and functions; 
 

13.​Identifying a time for regular review and monitoring, as determined 
necessary, to ensure the use continues to operate in compliance with all 
conditions and requirements of approval; 
 

14.​Measures to ensure compliance with all conditions and requirements 
of approval, including, but not limited to, bonds, letters of credit, 
improvement agreements, agreements to conditions, road maintenance 
funds, and restrictive covenants; 
 

15.​Measures to preserve the quiet, aesthetic and peaceful enjoyment of 
surrounding properties. 

 
16.​Other reasonable conditions necessary to mitigate reasonably 

anticipated detrimental effects and achieve compliance with applicable 
standards of this Code. 

 
(e)​ The proposed use complies with all applicable standards in this code, 

unless the standard is lawfully modified or varied through a procedure 
established in this code or by court order.  
 

(f)​ The proposed use is consistent with the terms and conditions of any prior 
land use approval, plan, or plat approval for all or part of the property that 
is in effect and not proposed to be changed. This includes consistency 
with any approved phasing plan(s) for development and installation of 
public improvements and amenities. 

 
(K)​ Post-Decision Actions and Limitations. 

 
(1)​ Building or Grading Permit Approval.  

 
(a)​ A building or land disturbance permit shall not be issued until all permits, 

reviews, guarantees of improvement (bonds), or approvals required by 
this code have been secured. 
 

(b)​The securing of one required review or approval shall not exempt the 
recipient from the necessity of securing any other review or approval 
required by this code. 
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(2)​ Effect of Approval.9 

 
(a)​ The granting of a conditional use permit has no effect on the uses 

permitted by-right and does not waive the regulations of the underlying 
zoning district. 
 

(b)​The granting of a conditional use permit authorizes the use and 
establishes the terms of use. 
 

(c)​ This code shall not be construed to vest a right to any approved 
conditional use except upon complete and continued compliance with the 
conditions finally approved. 
 

(d)​Conditional uses shall be subject to the standards of this code and 
applicable development permit review procedures. All required permits 
and approvals shall be obtained before any grading, construction, or use 
commences.  
 

(e)​ A conditional use permit shall continue to be valid upon a change of 
ownership of the site or structure that was the subject of the conditional 
use permit application, so long as the use is not modified, amended, or 
expired.  
 

(3)​ Expiration.10 
 

(a)​ A conditional use permit shall expire if the use has not commenced within 
12 consecutive months of the date of approval or the use ceases for a 
period longer than 12 consecutive months. 
 

(b)​Upon expiration, a new conditional use permit application may be 
submitted following the procedures and regulations in effect at the time of 
re-application. 

 
(4)​ Failure to Comply with Conditions. Failure to comply with a condition of approval 

constitutes a violation of this Code and may result in suspension, revocation, or 
other enforcement action as provided in this section and the Fairfield Code of 
Ordinances. A conditional use permit may be suspended and/or revoked subject to 
the following:  

 
(a)​ The Town shall notify the applicant in writing of the suspension and the 

reasons for the suspension and provide 10 days for the applicant to 
comply with the condition(s).  
 

10 ​ Replaces current 154.187(D)(2) and 154.187(E) and changes the abandoned use clause from 6 months to 12 
months. The 12-month timeframe is consistent with other communities and best practices.    

9 ​ Did not carry forward current 154.187, requiring re-evaluation of conditional uses at least every 5 years.  
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(b)​If the applicant fails to comply within 10 days, the original 

decision-making body may revoke the conditional use permit or take 
action necessary to ensure compliance with the approved conditional use 
permit if the original decision-making body finds that:  
 
1.​ The actual detrimental effects or impacts are greater than anticipated; 

 
2.​ The conditional use permit was obtained by misrepresentation or 

fraud; 
 

3.​ One or more of the conditions of the conditional use permit have not 
been met; 
 

4.​ The holder or user of the conditional use permit has failed to comply 
with any city, state, or federal law governing the conduct of the use; 
 

5.​ The holder or user of the conditional use permit has failed to construct 
or maintain the site as shown on the approved plan; or 
 

6.​ The property or use is in violation of one or more of the standards of 
this code.  

 
(c)​ The decision to revoke a conditional use permit shall be in writing and 

shall clearly state reasons for revocation. 
 

(d)​The decision to revoke a conditional use approval shall be final 
immediately following the decision, unless an appeal has been filed in 
accordance with §154.048: Appeal Authorities and Procedures, in which 
case the Appeal Authority shall render a final decision.  

 
(5)​ Modification or Amendment.11  

(e)​ Minor modifications that do not materially alter the approved use, site 
plan, conditions of approval, or reasonably anticipated detrimental effects 
may be approved administratively by the Planning Director or Mayor's 
Designee. All other modifications or amendments shall require a new 
conditional use permit application. An application shall be submitted, 
accepted, and revised, and may be withdrawn, in accordance with this 
section. 
 

(f)​ The Town Council, following a public hearing, may modify the 
conditions under which the use approval was originally approved if the 
Town Council finds that the use or related development constitutes or is 
creating a nuisance. 

 

11 ​ Replaces current 154.187. 
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(6)​ Extension Requests.12  

 
(g)​The original decision-making body may grant an extension of the original 

approval by no more than 12 months, following a written request from the 
applicant explaining reasonable cause for such extension, prior to the 
expiration date. The original decision-making body shall determine 
whether or not there is reasonable cause for the requested extension and 
grant the extension for the minimum time-frame necessary, based on the 
criteria below. 
 

(h)​In all requests for a time extension, the applicant shall provide substantial 
and verifiable evidence showing that:  

 
1.​ In spite of the good faith efforts of the applicant, circumstances 

beyond their control have prevented the timely pursuit of the 
development and completion of the necessary requirements within the 
originally authorized time period; or  

 
2.​ The applicant has completed substantial property improvements, 

incurred substantial nonrecoverable monetary expenditures or 
commitments, or has completed supporting development 
improvements, or retained the services for preparation of supporting 
data in reliance upon the approval of the request.  

 
3.​ In either instance, the applicant is, in good faith, continuing to 

diligently pursue implementation of the development to the degree 
authorized by the Town and the applicant shall be current on all Town 
fees and has no code violations or environmental, health, or safety 
issues existing on the property.  

 
(i)​ In extenuating circumstances, the original decision-making body may 

grant an additional six-month extension period beyond the 12-month 
extension outlined above, subject to the same criteria established in 
paragraph (h) above.   
 

(7)​ Appeals. A conditional use permit decision may be appealed pursuant to §154.048: 
Appeal Authorities and Procedures, with the following modifications: 

 
(a)​ Except as provided in paragraph (b) below, review of conditional use 

decisions shall be confined to the record developed by the conditional use 
permit decision-making body. 
 

(b)​If the Appeal Authority determines there is good cause and that the record 
is incomplete or deficient, the matter may be reviewed de novo.  
 

12 ​ New. 
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(c)​ Any decision by the Appeal Authority, except a remand to the original 

decision-making body, shall be final and subject to the conditions 
imposed by the original decision-making body. This code shall not be 
construed to vest a right to any conditional use except upon complete and 
continued compliance with the conditions finally approved. 

 
§ 154.181 DEFINITIONS.13  

For the purpose of this subchapter, the following definitions shall apply unless the context clearly 
indicates or requires a different meaning. 

APPLICANT. The property owner or authorized agent who submits an application for a 
conditional use permit under this subchapter. 

COMPLETE APPLICATION. An application containing all information and materials required 
by this Code in sufficient detail and readability to evaluate compliance with applicable review 
standards. 

CONDITIONAL USE. A land use that, because of its unique characteristics or potential impacts 
on the municipality, surrounding neighbors or the community, requires special consideration, 
evaluation and reasonable conditions to mitigate adverse effects. 

CONDITIONAL USE PERMIT (CUP). An official authorization issued by the town allowing a 
conditional use to be established on a specific property, subject to compliance with conditions 
imposed by the land use authority to mitigate reasonably anticipated detrimental effects. 

DECISION-MAKING BODY. The body or individual designated as the land use authority and 
authorized to take final action on a land use application. For purposes of conditional use permits 
under this subchapter, the Town Council is the land use authority and shall serve as the 
decision-making body unless otherwise specified by this Code.   

DETRIMENTAL EFFECTS. Reasonably anticipated adverse impacts of a proposed use, 
including, but not limited to, noise, traffic, environmental degradation, incompatible aesthetics, 
safety risks or disruption to the community character or adjacent properties. 

FINDINGS OF FACT. A set of conclusions supported by the factual evidence presented during 
the CUP review process, used by the land use authority to determine compliance with the 
applicable standards. 

LAND USE AUTHORITY. The designated body or individual responsible for reviewing and 
making decisions on land use applications, including conditional use permits. For purposes of 
this subchapter, the Planning CommissionTown Council serves as the LAND USE 
AUTHORITY unless otherwise specified. 

EXTENUATING CIRCUMSTANCE. An unusual or unforeseen circumstance beyond the 
reasonable control of the applicant that materially prevents or delays compliance with an 
applicable requirement or deadline despite the applicant’s reasonable and diligent efforts.  

13 ​ This draft proposes several updates to definitions, as shown with the standard strikethrough and underline 
format. The eliminated terms are either no longer applicable or are defined with a different term.  
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MINOR MODIFICATION. A change to an approved conditional use permit that does not 
materially alter the nature, location, scale, intensity, operation, site configuration, or reasonably 
anticipated detrimental effects of the approved use and does not conflict with or modify a 
condition of approval.  

MITIGATION. Measures required to eliminate or minimize the negative impacts of a conditional 
use, such as screening, buffering, site design modifications, hours of operation restrictions or 
infrastructure improvements. 

MONITORING PLAN. A strategy or schedule submitted by the applicant and/or required by the 
land use authority to ensure ongoing compliance with the conditions of approval for a 
conditional use over time. 

QUALIFIED PROFESSIONAL. A person possessing the applicable professional license, 
education, training, experience, or other qualifications necessary to prepare or evaluate a 
particular technical study, analysis, or report.  

REASONABLE CONDITIONS. Conditions imposed by the land use authority that are 
proportionate, related to mitigating anticipated detrimental effects and necessary to ensure the 
use is compatible with the surrounding area. 

REASONABLY ANTICIPATED DETRIMENTAL EFFECTS. Adverse impacts or effects that 
may reasonably be expected to result from a proposed conditional use based on the nature, 
location, scale, intensity, or operation of the use and the characteristics of the site and 
surrounding area.  

REVIEW CRITERIA. The applicable standards and criteria established by this Code for 
evaluating and taking action on a conditional use permit.  

SITE PLAN. A detailed drawing or set of plans submitted with a conditional use application 
showing proposed improvements, structures, access, parking, landscaping, utility connections, 
drainage and other required elements. 

SUBMITTALS. Documents and supporting materials required for a complete CUP application, 
including site plans, narratives, traffic studies, utility plans and other evidence necessary to 
demonstrate compliance with applicable standards. 

USE COMPATIBILITY. The extent to which the proposed use is harmonious with surrounding 
land uses in terms of scale, intensity, operation, aesthetics and potential impacts. 

VICINITY PLAN. A drawing or map showing the subject property and surrounding properties, 
land uses and infrastructure within a defined radius to help assess potential impacts of the 
proposed conditional use. 

(Prior Code, § 10.17.20) 
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§ 154.180 PURPOSE. 

   The purpose of this subchapter is to establish standards for certain land uses listed in each zone 
as conditional uses. 

(Prior Code, § 10.17.10) 

  

§ 154.181 DEFINITIONS. 

   For the purpose of this subchapter, the following definitions shall apply unless the context 
clearly indicates or requires a different meaning. 

   APPLICANT. The property owner or authorized agent who submits an application for a 
conditional use permit under this subchapter. 

   CONDITIONAL USE. A land use that, because of its unique characteristics or potential 
impacts on the municipality, surrounding neighbors or the community, requires special 
consideration, evaluation and reasonable conditions to mitigate adverse effects. 

   CONDITIONAL USE PERMIT (CUP). An official authorization issued by the town allowing 
a conditional use to be established on a specific property, subject to compliance with conditions 
imposed by the land use authority to mitigate reasonably anticipated detrimental effects. 

   DETRIMENTAL EFFECTS. Reasonably anticipated adverse impacts of a proposed use, 
including, but not limited to, noise, traffic, environmental degradation, incompatible aesthetics, 
safety risks or disruption to the community character or adjacent properties. 

   FINDINGS OF FACT. A set of conclusions supported by the factual evidence presented during 
the CUP review process, used by the land use authority to determine compliance with the 
applicable standards. 

   LAND USE AUTHORITY. The designated body or individual responsible for reviewing and 
making decisions on land use applications, including conditional use permits. For purposes of 
this subchapter, the Planning Commission serves as the LAND USE AUTHORITY unless 
otherwise specified. 

   MITIGATION. Measures required to eliminate or minimize the negative impacts of a 
conditional use, such as screening, buffering, site design modifications, hours of operation 
restrictions or infrastructure improvements. 

   MONITORING PLAN. A strategy or schedule submitted by the applicant and/or required by 
the land use authority to ensure ongoing compliance with the conditions of approval for a 
conditional use over time. 

   REASONABLE CONDITIONS. Conditions imposed by the land use authority that are 
proportionate, related to mitigating anticipated detrimental effects and necessary to ensure the 
use is compatible with the surrounding area. 

   SITE PLAN. A detailed drawing or set of plans submitted with a conditional use application 
showing proposed improvements, structures, access, parking, landscaping, utility connections, 
drainage and other required elements. 
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   SUBMITTALS. Documents and supporting materials required for a complete CUP application, 
including site plans, narratives, traffic studies, utility plans and other evidence necessary to 
demonstrate compliance with applicable standards. 

   USE COMPATIBILITY. The extent to which the proposed use is harmonious with surrounding 
land uses in terms of scale, intensity, operation, aesthetics and potential impacts. 

   VICINITY PLAN. A drawing or map showing the subject property and surrounding properties, 
land uses and infrastructure within a defined radius to help assess potential impacts of the 
proposed conditional use. 

(Prior Code, § 10.17.20) 

  

§ 154.182 LAND USE AUTHORITY. 

   (A)   A land use authority shall approve a conditional use permit if reasonable conditions are 
proposed, or can be imposed, to mitigate the reasonably anticipated detrimental effects of the 
proposed use in accordance with applicable standards and criteria. 

   (B)   Unless stated otherwise in this code, the Planning Commission is hereby authorized, as 
the land use authority, to review and render a decision for all conditional use applications in 
accordance with the requirements of this subchapter. 

(Prior Code, § 10.17.30) 

  

§ 154.183 ZONES TO GOVERN ALLOWED CONDITIONAL USES. 

   Each zone will govern what conditional use will be allowed in that zone. Each zone may have 
additional conditions listed to fully mitigate adverse impacts. 

(Prior Code, § 10.17.40) 

  

§ 154.184 APPLICATION FOR A CONDITIONAL USE. 

   (A)   (1)   All requests for a conditional use as identified in this subchapter shall be made on an 
application form provided by the town. 

      (2)   A property owner may present a conditional use application for review and decision, or 
an agent of the property owner or a lessee of the property may present a conditional use 
application for review and decision, provided such application is accompanied by a property 
owner affidavit of authorization. All applications shall be considered by the Planning 
Commission. 

   (B)   The application process for conditional use is as follows: 

      (1)   Fill out business license application; 
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      (2)   Applicant shall supply the town with addresses and envelopes for all landowners that are 
located within 300 feet of the proposed business (to be turned in with application); 

      (3)   Pay all appropriate fees; 

      (4)   Building Department shall review the application for approval; 

      (5)   Planning Commission shall review the application for approval and hold a public 
hearing; 

      (6)   Approval authority approves the CUP; 

      (7)   Mayor signs the building permit, if approved (no license is valid without the Mayor’s 
signature); 

      (8)   Licensing Official issues approved business license to applicant; 

      (9)   Licensing Official mails said permit to applicant; and 

      (10)   Fire inspection may be required. 

   (C)   The presentation/application to the Planning Commission shall include the following 
when appropriate. Those requirements not applicable may be removed by the Chairperson of the 
Planning Commission: 

      (1)   Size, configuration and location of the site, and proposed site plan layout; 

      (2)   Proposed site ingress and egress to existing and proposed roads and streets; 

      (3)   The provision of public facilities and amenities, including roads and streets, culinary 
water, sanitary sewer, storm drainage, public safety and fire protection and other utilities; 

      (4)   The location and amount of off-street parking and loading areas; 

      (5)   Site circulation pattern for vehicular and pedestrian traffic; 

      (6)   Building size and location; 

      (7)   The location and design of all site features, including proposed signage, lighting and 
refuse collection; 

      (8)   The provision of usable open space, public features and recreational amenities; 

      (9)   Fencing, screening and landscape treatments and other features designed to increase the 
attractiveness of the site and protect adjoining property owners from noise and visual impacts; 

      (10)   Measures directed at minimizing or eliminating potential nuisance factors, including, 
but not limited to, noise, vibrations, smoke, dust, dirt, odors, gasses, noxious matter, heat, glare, 
electromagnetic disturbances and radiation; 

      (11)   Measures designed to protect the natural features of the site, including wetlands and 
drainage ways, around water, wildlife habitats, historic and archeological sites and other natural 
site features; 
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      (12)   The regulation of operating hours for activities affecting normal schedules and 
functions; 

      (13)   Identify a time for regular review and monitoring, as determined necessary, to ensure 
the conditional use continues to operate in compliance with all conditions and requirements of 
approval; and 

      (14)   Such other conditions determined as reasonable and necessary by the Commission to 
allow the operation of the proposed conditional use at the proposed location in compliance with 
the requirements of this subchapter. 

   (D)   Applicants for a conditional use are required to comply with all requirements of this 
subchapter and this code, and including the requirements for a building permit, as applicable, and 
all other applicable requirements. 

(Prior Code, § 10.17.50) 

  

§ 154.185 CONDITIONS FOR APPROVAL. 

   The Planning Commission, in reviewing a conditional use application, may impose such 
requirements and conditions with respect to: 

   (A)   Location; 

   (B)   Proof of land ownership; 

   (C)   A site plan; 

   (D)   A vicinity plan; 

   (E)   A written narrative, including, but not limited to: 

      (1)   Type of use proposed; 

      (2)   Days and times of operation; 

      (3)   Square footage of the building(s) proposed; 

      (4)   Square footage used by the conditional use; 

      (5)   Expected hardship on surrounding uses; 

      (6)   Number of users or employees; and 

      (7)   Other information the land use authority deems necessary to fulfill the purpose of this 
subchapter may be requested prior to approval. 

   (F)   The applicant shall also pay the appropriate fee outlined in the Town Fee Schedule before 
the Planning Commission may review the application. 

(Prior Code, § 10.17.60) 
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§ 154.186 STANDARDS OF REVIEW. 

   Decisions of approval, approval with conditions or denial of the conditional use permit 
application is based on the following criteria: 

   (A)   The general plan and permitted zoning conditions: 

      (1)   The CUP shall fit the town’s future vision contained in its general plan; and 

      (2)   The CUP shall follow the zoning conditions for its location. 

   (B)   The safety of people and property; 

   (C)   Size and location of the use; 

   (D)   Structures associated with the use are compatible with surrounding structures in terms of 
use, scale, mass and circulation; 

   (E)   Prevent or minimize floodwater damage where necessary; 

   (F)   Relocation, covering or fencing of irrigation ditches and drainage channels; 

   (G)   Location, dimensions of truck loading and unloading facilities; 

   (H)   Conditions hazardous to the public health or safety; 

   (I)   Traffic considerations, including: 

      (1)   Traffic conditions are not adversely affected by the proposed use, including the 
existence or need for dedicated turn lanes, pedestrian access and capacity of the existing streets; 

      (2)   The location and design of off-street parking as well as compliance with off-street 
parking standards; 

      (3)   Provision of parking facilities, including vehicular ingress and egress, loading and 
unloading areas and the surfacing of parking areas and driveways to specified standards; and 

      (4)   Internal traffic circulation. 

   (J)   Health and sanitation: 

      (1)   The use is not detrimental to the public health, safety and welfare; 

      (2)   Emergency vehicle access; and 

      (3)   Screening of trash pickup or waste storage areas. 

   (K)   Environmental concerns: 

      (1)   The regulation of operating hours for activities affecting normal schedules and 
functions; 

      (2)   Utility capacity; 

      (3)   Usable and permanent open space considerations; 
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      (4)   Signage; 

      (5)   Exterior lighting that complies with the lighting standards of the zone; 

      (6)   Noise, vibration, pollution, odors, steam or other factors that might affect people and 
property off-site; 

      (7)   Potential discharge into the air, groundwater, surface and subsurface water or soil; and 

      (8)   All buildings or other structures are designed to add to the quality of the area. 

   (L)   Fencing, screening and landscaping: 

      (1)   Fencing, screening and landscaping may be required to preserve the quiet, aesthetic and 
peaceful enjoyment of surrounding properties and to promote an aesthetically pleasing area to 
attract tourism and promote the prosperity and general welfare of the town: 

         (a)   Shall be of acceptable design that blends into the natural surrounding areas; 

         (b)   Shall follow the landscaping ordinance, §§ 154.225 to 154.229 of this chapter; 

         (c)   May require screening to effectively block all views from adjoining roads and 
properties of any passive storage of materials or equipment, including, but not limited to, 
vehicles, equipment, junk, waste storage or other personal property; and 

         (d)   Fencing may be required to be 95% opaque and made of long-lasting material. Cloth 
or temporary materials are not permitted. 

      (2)   Walls shall be made from a solid surface. Walls and fences shall be of acceptable design 
with architectural detail to conform to or enhance the surrounding area; and 

      (3)   Removal of structures, debris or plant materials incompatible with the characteristics of 
the underlying zone may be required, and property shall be maintained and kept weed-free. 

   (M)   Provision of a reasonable guarantee, bond or other surety, as determined by the Planning 
Commission, that the proposed conditional use will be maintained and operated in compliance 
with all conditions and requirements; 

   (N)   Identifying a time for regular review and monitoring, as determined necessary by the 
Planning Commission, to ensure the use continues to operate in compliance with all conditions 
and requirements of approval, not greater than five years; 

   (O)   Any other items for the conditional use permit as deemed necessary for the protection of 
adjacent properties and the public interest. The Planning Commission may require guarantees or 
other evidence that such conditions will be met and complied with; and 

   (P)   Preserve the quiet, aesthetic and peaceful enjoyment of surrounding properties. 

(Prior Code, § 10.17.70) 

  

§ 154.187 REVOCATION OR MODIFICATION OF A CONDITIONAL USE APPROVAL. 

24 of 27 



W
or

kin
g 

Dra
ft 

CUP 2
02

6

 
   (A)   A conditional use approved in accordance with the provisions of this subchapter may be 
revoked by the approval authority if any of the conditions of approval are not met, or if the 
permit is used to violate any law, code or ordinance. 

   (B)   Conditional uses shall be re-evaluated and renewed at a minimum time interval of not less 
than once every five years, or at shorter intervals as the approval authority deems necessary. 

   (C)   Conditional use requirements may change as a result of growth or unforeseen 
circumstances. 

   (D)   The town staff shall notify the approved conditional use holder by certified mail of any 
violation, or if a violation exists in any conditions of approval. If no attempt to correct the 
violation is made within ten days after notification, the conditional use approval may be revoked 
by the approval authority if the approval authority finds that one or more of the following 
circumstances exists: 

      (1)   The conditional use approval was obtained in a fraudulent manner; 

      (2)   The use for which the approval was granted has now ceased for at least six consecutive 
calendar months; 

      (3)   One or more of the conditions of approval have not been met; or 

      (4)   Additionally, the Planning Commission, following a public hearing, may modify the 
conditions under which the use approval was originally approved if the Planning Commission 
finds that the use or related development constitutes or is creating a nuisance. 

   (E)   A conditional use application approval shall expire and shall be invalid if a building, 
activity, construction or occupancy, as authorized by the approval, is not commenced within 180 
days from the date of approval. If work has not commenced or a use been established within 180 
days from the date of approval, the approval shall be void and a new conditional use application 
required. 

   (F)   Any person aggrieved by a decision of the Planning Commission regarding a conditional 
use may appeal the decision to the Town Council. 

(Prior Code, § 10.17.80) 

  

§ 154.188 ADDITIONS AND AMENDMENTS. 

   Though standards have been set for certain uses in this subchapter, the Planning Commission 
may add additional conditions providing § 154.185 of this chapter is followed. 

(Prior Code, § 10.17.90) 
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FAIRFIELD  
​ ​ ​ ​ ​ ​ ​  
 
STATE OF UTAH​ ) 
​ ​ ​ ) ss. 
COUNTY OF UTAH​ ) 

 
 
 
 
I, Stephanie Shelley, Town Recorder of Fairfield, Utah, do hereby certify and declare that the 
above and foregoing is a true, full, and correct copy of an ordinance passed by the Town Council 
of Fairfield, Utah, on the 9th day of September 2026. 
 
Ordinance # 2026-10. Amending Fairfield Code §§154.180 through 154.188, Relating to 
Conditional Use Permit Procedures and Standards. 

​ ​  

 
IN WITNESS WHEREOF,  I have hereunto set my hand and affixed the Corporate Seal of 
Fairfield, Utah, this 9th day of September 2026.​  
 
 
 
___________________________, 
Stephanie Shelley 
Fairfield Recorder/Clerk 
 
 
 
(SEAL) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
AFFIDAVIT OF POSTING 
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STATE OF UTAH​   ) 
​ ​ ​   ) ss. 
COUNTY OF UTAH   ) 
 
 
I, Stephanie Shelley, Town Recorder of Fairfield, Utah, do hereby certify and declare that I posted 
in three (3) public places the following summary of the ordinance which was passed by the 
Fairfield Town Council on the 9th day of September 2026. and herein referred to as:  
 
SUMMARY. 
 
An Ordinance Amending Fairfield Code §§154.180 through 154.188, Relating to Conditional 
Use Permit Procedures and Standards..    
 
 
The three places are as follows: 
1. Fairfield Town Hall 
2. Fairfield Town Website 
3. Utah State Public Notice Website 
 
 
 
____________________________ 
Stephanie Shelley 
Fairfield Recorder/Clerk 
 
 
 
 
Date of Posting _________day of September, 2026. 
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