
 

 

PLANNING COMMISSION HEARING AND MEETING 

1777 N Meadowlark Dr, Apple Valley 
Wednesday, July 08, 2026 at 6:00 PM 

 

AGENDA 

Notice is given that a meeting of the Planning Commission of the Town of Apple Valley will be held on Wednesday, 
July 08, 2026, commencing at 6:00 PM or shortly thereafter at 1777 N Meadowlark Dr, Apple Valley. 

Chairman | Bradley Farrar 
Commissioners | Lee Fralish | Garth Hood | Stewart Riding | Dan Harsh 

Please be advised that the meeting will be held electronically and broadcast via Zoom. Persons allowed to 
comment during the meeting may do so via Zoom. Login to the meeting by visiting: 
https://us02web.zoom.us/j/82661513795  
if the meeting requests a password use 1234 
To call into meeting, dial (253) 215 8782 and use Meeting ID 8266151 3795 

CALL TO ORDER  

PLEDGE OF ALLEGIANCE  

ROLL CALL 

CONFLICT OF INTEREST DISCLOSURES 

HEARING ON THE FOLLOWING 

1. Ordinance O-2026-17, Adopt Title 11.02.055 Boundary Adjustments. 

2. Simple Lot Subdivision Application for AV-1331. 

3. Simple Lot Subdivision Application for AV-1329-F, AV-1329-G.  

4. Simple Lot Subdivision Application for AV-1328-A. 

DISCUSSION AND POSSIBLE ACTION ITEMS 

5. Ordinance O-2026-17, Adopt Title 11.02.055 Boundary Adjustments. 

6. Simple Lot Subdivision Application for AV-1331. 

7. Simple Lot Subdivision Application for AV-1329-F, AV-1329-G.  

8. Simple Lot Subdivision Application for AV-1328-A. 

9. Conditional Use Permit Application – Rick Trimmer (Applicant) – Request for approval of a Conditional 
Use Permit to allow three (3) single-family dwellings to operate as Short-Term Rentals on proposed 
Lots 1–3 of parcels AV-1361-B and AV-1361-E, located northeast of Ranch Road in the A-20 
(Agricultural 20-Acre Minimum) Zone. 

APPROVAL OF MINUTES 

10. Minutes: June 10, 2026 - Planning Commission Hearing and Meeting.  

ADJOURNMENT 

CERTIFICATE OF POSTING: I, Jenna Vizcardo, as duly appointed Recorder for the Town of Apple Valley, hereby 
certify that this Agenda was posted at the Apple Valley Town Hall, the Utah Public Meeting Notice website 
http://pmn.utah.gov, and the Town Website www.applevalleyut.gov. 

THE PUBLIC IS INVITED TO PARTICIPATE IN ALL COMMUNITY EVENTS AND MEETINGS 
In compliance with the Americans with Disabilities Act, individuals needing special accommodations (including 
auxiliary communicative aids and services) during this meeting should notify the Town at 435-877-1190 at least 
three business days in advance. 
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APPLE VALLEY
ORDINANCE O-2026-17

NOW THEREFORE, be it ordained by the Council of the Apple Valley, in the State
of Utah, as follows:

SECTION 1: ADOPTION “11.02.055 Boundary Adjustments” of the Apple
Valley Subdivisions is hereby added as follows:

A D O P T I O N

11.02.055 Boundary Adjustments(Added)

SECTION 2: ADOPTION “Purpose” of the Apple Valley Subdivisions is
hereby added as follows:

A D O P T I O N

Purpose(Added)

The purpose of this section is to establish procedures and standards for boundary adjustments
within the Town of Apple Valley in accordance with Utah Code Title 10, Chapter 20, and to
ensure resulting parcels comply with applicable zoning, access, utility, and subdivision
requirements.

SECTION 3: ADOPTION “Applicability” of the Apple Valley Subdivisions
is hereby added as follows:

A D O P T I O N

Applicability(Added)

This section applies only to boundary adjustments subject to municipal review under Utah
Code §§10-20-906 and 10-20-811.
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Boundary establishments authorized under Utah Code §10-20-907 are not subject to Town
review or approval.

SECTION 4: ADOPTION “Simple Boundary Adjustment” of the Apple
Valley Subdivisions is hereby added as follows:

A D O P T I O N

Simple Boundary Adjustment(Added)

A simple boundary adjustment shall be processed in accordance with Utah Code §10-20-906.
The Town shall administratively consent to a proposed simple boundary adjustment when the
Town verifies the proposal: 1. Includes required conveyance documents;

2. Does not affect:

a. public rights-of-way;

b. municipal utility easements;

c. public property;

d. existing easements;

e. onsite wastewater systems; or

f. internal lot restrictions;

3. Does not result in a parcel that violates Town land use regulations.

SECTION 5: ADOPTION “Full Boundary Adjustment” of the Apple Valley
Subdivisions is hereby added as follows:

A D O P T I O N

Full Boundary Adjustment(Added)

A full boundary adjustment shall be required when a proposed boundary adjustment does not
qualify as a simple boundary adjustment under Utah Code §10-20-906. Applications shall
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include: 1. Conveyance documents;

2. Survey prepared by a licensed Utah surveyor;

3. Plat amendment if required by Town ordinance;

4. Applicable fees;

5. Additional information reasonably necessary to verify compliance with Town ordinances
and state law.

SECTION 6: ADOPTION “Approval Standards” of the Apple Valley
Subdivisions is hereby added as follows:

A D O P T I O N

Approval Standards(Added)

The Town shall administratively consent to a full boundary adjustment when the Town
verifies: 1. Required application materials have been submitted;

2. The survey demonstrates compliance with Town land use regulations;

3. Any required plat amendment has been approved pursuant to Utah Code §10-20-811;

4. The adjustment does not create additional lots, dwelling rights, or development rights;

5. Resulting parcels maintain safe and legal access;

6. No parcel becomes landlocked.

SECTION 7: ADOPTION “Recording” of the Apple Valley Subdivisions is
hereby added as follows:
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A D O P T I O N

Recording(Added)

A boundary adjustment shall not become effective until all required documents are recorded
with the Washington County Recorder.

SECTION 8: ADOPTION “Fees” of the Apple Valley Subdivisions is hereby
added as follows:

A D O P T I O N

Fees(Added)

1. Boundary adjustment applications shall be subject to the same application fee established for
Simple Lot Subdivisions, unless otherwise established by resolution or adopted fee schedule of
the Town Council.

2. Applicants shall pay all applicable recording fees.

3. The Town may require reimbursement for reasonable professional review costs actually
incurred by the Town, including engineering, legal, surveying, planning, or consultant review
expenses reasonably necessary to evaluate the application.

4. All fees and reimbursements required under this section shall be paid prior to final
administrative consent or recording approval by the Town.
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AYE NAY ABSENT ABSTAIN
Mayor | Mike
Farrar
Council Member |
Kevin Sair
Council Member |
Annie Spendlove
Council Member |
Scott Taylor
Council Member |
Richard Palmer

PASSED AND ADOPTED BY THE APPLE VALLEY COUNCIL
_______________________________.

    

    

    

    

    

Attest  Presiding O fficer

Jenna Vizcardo, Town Clerk, Apple
Valley

Michael Farrar, Mayor, Apple Valley
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July 8, 2026
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Administrative Review 
Once the application is deemed to be complete, the Town shall complete a review of the 
simple subdivision application and Subdivision Improvement Plans and determine whether 
the application meets all requirements. If the application is found to meet all codes, 
standards, and specifications, Town staff shall forward the application on to the Planning 
Commission (Apple Valley Subdivisions § 11.02.050(G)(3)). 

Date of Administrative Review Completion: __________________ 

Administrative Recommendation to Planning Commission: 
____________________________________________________________________________________
____________________________________________________________________________________
____________________________________________________________________________________
____________________________________________________________________________________
____________________________________________________________________________________ 

 

Planning Commission Review 
The Planning Commission shall hold a public hearing on the application and approve or 
deny the simple lot subdivision application (Apple Valley Subdivisions § 11.02.050(G)(4). 

Date of Public Hearing: _______________________ 

Date of Planning Commission Decision: ____________________ 

 Approved 
 Denied 

Filing Date of the Record of Survey: _______________________ 
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1350 South Sandhollow Road, Hurricane, UT 84737 
phone: 435.635.2348 

email: ashcreek@infowest.com 
 

 
January 26, 2026 
 
Apple Valley 
1777 North Meadowlark Drive 
Apple Valley, UT 84737 
 
Subject: Preliminary Plat – Zion Summit Estates – AV-1328-A 
 
Ash Creek Special Service District takes no exception to the proposed preliminary plat for Zion Summit Estates, 
parcel AV-1328-A 
 
The Owners hereby acknowledge and agree that if the parcel is further divided, the minimum lot size required for 
the installation of a conventional septic system is seven (7) acres. The Owners further acknowledge and agree 
that each lot owner shall be required to sign the Ash Creek Special Service District Septic Agreement and obtain 
all necessary septic permits from the Southwest Utah Public Health Department. 
  
After approval, owners agree to pay all costs associated with construction and installation of the septic system. 
Please let us know if you have any questions. 
 
 
Sincerely, 

 
 
 

 
Amber Gillette, P.E. 
Engineer 
Ash Creek Special Service District 
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Dixie Service Center 
Estimating Dept. 
455 N. Old Hwy 91 
Hurricane, UT 84737 
Fax # (435)688-8351 

 
 
 
June 21, 2024 
 
 
Ciel Holdings LLC 

 
 

 
Re:  Zone Change for Residential Subdivision 
 
Located: Parcel #AV-1328-A in Apple Valley, UT 
 
Dear Ciel Holdings LLC: 
 
After reviewing the proposed plans for the above mentioned project, I have determined that 
power is within a near proximity.  Rocky Mountain Power intends to serve the project with 
electrical service based on load requirements and specifications submitted.  All electrical 
installations will be provided in accordance with the “Electric Service Regulations, as filed with 
the Utah Public Service Commission after receiving an approved plat showing easements 
approved by Rocky Mountain Power. 
 
For additional consultation in this matter, please do not hesitate to call. 
 
Sincerely, 
 
 
 
Ruston Jenson 
Estimator 
Dixie Service Center 
435-688-3708 
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GEM ENGINEERING, INC.  ♦  485 North Aviation Way  ♦  Cedar City, UT 84721 
 Phone (435) 867-6478  ♦  www.gemengineeringinc.com 

GEM 
Engineering, Inc. 

 
 
 

Geotechnical Investigation 
 

Parcel AV-1328-A 
Daybreak Mesa Drive 

Apple Valley, Washington, Utah 
 
 
 
 

Prepared For: 
 

Philip Plum 
201 South Main Street, Suite #2000 

Salt Lake City, Utah 84111 
 
 
 
 

July 29, 2024 
 

Report Number: 24-2153-RG3736 
 
 
 
 
 
 

Copyright 2024 GEM Engineering, Inc. 
All Rights Reserved 
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July 29, 2024 
 
 
 
Philip Plum 
201 South Main Street, Suite #2000 
Salt Lake City, Utah 84111 
 
 
 
Subject: Parcel AV-1328-A 
  Daybreak Mesa Drive 
  Apple Valley, Washington, Utah 
 
 
 
Enclosed is our geotechnical investigation report for the subject proposed residential 
subdivision to be constructed at the subject site in Apple Valley, Utah. 
 
The report details our field exploration and laboratory testing program and presents our 
analysis, opinions and recommendations for the proposed project.  
 
Highly collapsible/compressible soils were encountered which will need to be 
overexcavated and recompacted as outlined in this report. 
 
We appreciate this opportunity to be of service on this phase of the project and look forward 
to being of service as the project progresses. If you have any questions, please contact this 
office at your convenience. 
 

Sincerely, 
GEM Engineering, Inc. 
 

      7/30/2024 
 
 
 
 
 
 
 
Brennan L. Stucker, E.I.T.     Joel A. Myers, P.E. 
Field Engineer       Senior Engineer 
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1.0 INTRODUCTION 
 

1.1 General 
This report presents the results of a geotechnical investigation performed for a proposed 

residential subdivision on Daybreak Mesa Drive in Apple Valley, Washington County, 

Utah. The study was conducted in accordance with the client’s authorization. 

 

The purposes of this investigation were to: (1) evaluate the general nature and engineering 

properties of the subsurface soils at the site; and (2) provide recommendations and opinions 

regarding general site grading and the design and construction of foundations, concrete 

slabs-on-grade and asphaltic concrete pavements. The investigation included a site 

reconnaissance, subsurface exploration, representative soil sampling, laboratory testing, 

engineering analyses, and preparation of this report. 

 

The recommendations contained in this report are subject to the limitations presented in 

the "Limitations" section of the report. We recommend that all individuals reading this 

report read the limitations section of this document. 

 

1.2 Project Description 
We understand that a proposed residential subdivision will be constructed at the location 

described in Apple Valley, Utah. Structural loads are expected to be relatively low to 

moderate. 

 

The site plan on Plate 1 shows the approximate trench locations with respect to the 

approximate property lines. 
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2.0 FIELD EXPLORATION 
 

The subsurface soil conditions were explored by excavating, 11 exploratory trenches to 

depths of approximately 9 to 10 feet below the existing site grade. The approximate 

locations of these explorations are shown on Plate 1. Soils and subsurface conditions 

encountered in the explorations were classified, logged and recorded at the time of 

excavation by our field professional. The results of the explorations are presented on the 

enclosed Plates 2 through 12. A key to soil symbols and terms is found on Plate 21.  
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3.0 LABORATORY TESTING 
 

Representative soil samples from the explorations were tested in the laboratory to verify 

the field classifications and to evaluate other pertinent engineering characteristics. The soil 

samples were tested for solubility, Atterberg limits, maximum density, consolidation, and 

expansion behavior. Results are presented on Plates 13 through 20. 
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4.0 SITE CONDITIONS 
 

4.1 Surface Conditions 
As stated previously the site is located on Daybreak Mesa Drive in Apple Valley, 

Washington County, Utah, as shown on Plate 1. At the time of our investigation of the 

proposed subdivision it was found to have native grass and bushes throughout, a slight to 

moderate downward slope from northeast to southwest and was approximately 61 acres in 

size. The site was bordered on the north and south by similar undeveloped land, on the east 

by similar undeveloped land and Main Street and on the west by undeveloped building lots 

and an existing residential structure. 

 
4.2 Subsurface Conditions 

The on site soils encountered in the excavations generally consisted of fine grain light 

brown to brown medium stiff to stiff and medium dense clays, silts and sand in varied 

amounts which extended to the bottom of the exploratory trenches approximately 9 to 10 

feet below the existing site grade. Pinhole voids were observed throughout the depths 

explored. 

 

Numerous factors contribute to fluctuations in groundwater levels and locations. The 

evaluation of these factors was beyond the scope of this study. However, groundwater was 

not encountered during the exploration. The soils were in a slightly moist condition 

throughout the depths explored. 

 

The encountered subsurface conditions are described in detail on the enclosed trench logs, 

Plates 2 through 12. Due to the nature and depositional characteristics of the native soils, 

care should be taken in extrapolating subsurface conditions beyond the exploration 

loctations. 

 

The laboratory tests results indicated that the on-site soils exhibited a relatively low 

solubility, low to moderate plasticity and a high to critical collapse potential. 
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5.0 ENGINEERING ANALYSIS AND RECOMMENDATIONS 
 

5.1 General 
Based on our investigation there are loose, soft and/or collapsible soils located at the site 

which will require stabilization and/or overexcavation prior to the placement of structural 

fill. However, it is our opinion that the subject site is suitable for the proposed construction 

provided that the recommendations contained in this report are followed. 

 

The following sections of this report present our recommendations to reduce the potential 

for structural damage. They contain specific opinions and recommendations concerning 

construction considerations, site preparation and grading, structural fill, foundation design, 

retaining walls, concrete slabs-on-grade, soil corrosion, moisture protection and structural 

pavement sections.  

 

One of the most critical recommendations to follow in order to reduce potential for 

structural damage is to set the finished floor slab elevations high enough to facilitate proper 

drainage away from the structure. 

 

5.2 Construction Considerations 
 

5.2.1 Foundation Systems 
After overexcavation and recompaction are completed, the structures can be 

supported by conventional strip and/or spread footings founded on properly placed 

and compacted structural fill. 

 

5.3 Earthwork 

 
5.3.1 Site Preparation and Grading 
Within the areas to be graded, existing vegetation, loose soils, and debris, should 

be removed and hauled off the site. Any undocumented fill soils, and soft, loose, 
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collapsible and/or disturbed native soils should be excavated to expose competent, 

dense or medium dense native soils. 

 

Based upon soil types and laboratory consolidation tests, the required depth of 

overexcavation is as follows: A minimum of 5 feet below the bottom of footing 

elevation or 5 feet below the existing site grade, whichever is greater. 

Overexcavations should extend laterally beyond the edges of the footing, at each 

side, at least a distance equal to the depth of overexcavation. In no case shall the 

total width of excavtion be less than the footing width plus 2 times the depth of 

overexcavation. (width of O.X. + ftg width + width of O.X.) 

 

Slabs-on-grade, exterior concrete flatwork, and pavements should be supported by 

a zone of properly placed and compacted structural fill. Overexcavations on the 

order of 30 inches below the supportive gravel layer or 30 inches below the existing 

site grade, whichever is greater, are required. As an alternative to the above, 15 

inches of Type 1 pit run gravel can be substituted for the 30 inches of recompacted 

native soils. Excavations shall extend laterally at least 2.5 feet beyond exterior 

flatwork and pavement areas. 

 

If loose soft or pumping soils are encountered at the bottom of the overexcavations, 

stabilization and/or additional overexcavation will be required prior to the 

placement of structural fill. Overexcavations may be terminated if competent, 

medium-dense granular soils are encountered. A GEM Engineering representative 

should observe excavation and determine if it is acceptable to terminate the 

excavation or reduce the overexcavation depth. 

 

The majority of on-site soils, free of organics and debris, should be suitable for 

reuse as structural fill. However, the lots where clay or silty-clay materials were 
encountered will require that a minimum of 30 inches of imported pit run 
gravel or other approved imported granular structural fill be used directly 

below the footings. The granular strutural fill must have a maximum dry density 
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of at least 125 pcf utilizing ASTM D1557 and must meet all of the requirements 

contained in the Structural Fill section of this report. The balance of the structural 

fill may consist of on-site soils. If using on-site soils for backfill or structural fill a 

shrinkage factor of up to 20 percent can be expected. 

 

The clay material located on lots 5 and 6 are NOT SUITABLE for reuse as 
structural fill below footings or slabs-on-grade and may only be used as 
backfill material at the exterior of stem walls due to the expansion potential of 

these clay soils.  
 

Following excavation of the unsuitable soils as described above, a representative of 

this office should observe the excavation bottoms prior to the continuance of 

grading to verify that unsuitable materials have been removed and that competent 

soils have been exposed. The native soils exposed after overexcavation should be 

scarified to a depth of 6 inches and brought to within 2 percent of the optimum 

moisture content for granular soils and slightly above optimum for fine-grained 

soils. Soil shall then be compacted to at least 90 percent of the maximum dry density 

for granular soils and 85 percent of the maximum dry density for fine grained soils 

as determined by ASTM D1557. The site should then be brought to the proper grade 

with structural fill as described in the Structural Fill section. 

 

Subgrade materials supporting slabs-on-grade, exterior concrete flatwork, and 

pavements should be kept moist and not be allowed to dry out and crack. If the 

subgrade has been disturbed or dried out prior to placement of aggregate base, the 

exposed soils should be moisture-conditioned and recompacted as outlined in the 

Structural Fill section of this report. 

 

We recommend that a GEM Engineering representative be allowed to review the 

grading plans when prepared to evaluate their compatibility with the 

recommendations of this report. 
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5.3.2 Excavations 
The majority of the soils encountered in our explorations should be excavatable 

with conventional earthwork equipment. It is also possible that soft pumping soils 

may be encountered. Pumping soils will need to be stabilized prior to placing of 

structural fill. Safety of construction personnel is the responsibility of the 

Contractor. 

 

5.3.3 Material Volume Changes 

There will be shrinkage losses when excavating and compacting the on-site soils. 

An estimated average shrinkage factor of 20 percent is applicable for the loose to 

medium-dense near-surface native soils. A subsidence factor of 0.1 should be used 

in all areas where the surficial soils are scarified and recompacted to a depth of 6 

inches. 

 

5.3.4 Structural Fill 
All fill placed for the support of slabs-on-grade, exterior concrete flatwork, and 

pavements should be structural fill. Structural fill may consist of approved 

excavated on-site or imported fill materials. Structural fill should have a swell 

potential less than 4 percent under a 60 psf surcharge, have a solubility of less than 

3 percent, be free of organics, salts, or inert materials larger than 4 inches nominal 

size, and be similar in gradation to the on-site soils. 

 

Structural fill should be placed in maximum eight-inch loose lifts and compacted 

on a horizontal plane, unless otherwise approved by the Geotechnical Engineer. 

Soils in compacted fills should be compacted to at least 90 percent of the maximum 

dry density as determined by ASTM D1557 for fine grained soils and 95 percent 

for granular soils. The moisture content should be within 2 percent of optimum for 

granular soils and at least 2 percent above optimum for fine-grained soils. Any 

imported fill materials should be approved prior to importing. Also, prior to placing 

any fill, the excavations should be observed by a GEM Engineering representative 

to observe that unsuitable materials have been removed. 
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Structural fill shall be tested for minimum density compliance by means of a 

moisture-density gauge in accordance with ASTM D6938 or other approved 

methods. Moisture-density testing shall be performed at the bottom of 

overexcavation and every 12 inches vertically until the bottom of footing is reached. 

Backfill material surrounding basement walls and stem walls moisture-density 

testing shall be performed beginning at the bottom of footing elevation and continue 

at intervals of 24 inches vertically until finished grade is reached.  

 
5.4 Foundations 

 
5.4.1 Conventional Foundations 

General: Conventional shallow foundations consisting of strip and/or spread 

footings can be utilized for the support of the proposed building provided that 

overexcavation is completed in accordance with the requirements and 

recommendations of this report as described in the Earthwork section. 

 

For frost protection the bottom of exterior conventional spread and strip footings 

shall be at least 24 inches below the lowest adjacent final compacted subgrade. 

 

Foundations for structures constructed on soils, prepared in accordance with the 

recommendations and requirements of this report, may be designed for an allowable 

net bearing pressure of 1500 psf. This bearing pressure may be increased by one-

third for load combinations containing seismic or wind loads. 

 

The net allowable bearing pressure can be increased to 2000 psf if pit run gravel is 

utilized for replacement of all overexcavated soil beneath the structure instead of 

the native soils. The pit run gravel must have a maximum dry density of at least 

125 pcf utilizing ASTM D1557. The pit run gravel must also meet all of the 

requirements contained in the Structural Fill section of this report. 
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Prior to constructing the foundations, the footing excavations should be observed 

by a GEM Engineering representative to confirm that the soil preparation has been 

completed in accordance with the requirements and recommendations of this 

report. 

 

Seismicity: The soil is best represented by site class D based on the 2021 

International Building Code (IBC). The seismic design category for the 2021 

International Residential Code (IRC) is D1. 

 

Settlement: Foundations established in accordance with the recommendations and 

requirements of this report are estimated to be subject to 1 ½” or less of settlement 

if the soils beneath the overexcavation do not become moistened. Estimated 

differential settlement could be on the order of ½ the total settlement. 

 

Lateral Earth Pressures: The following lateral earth pressure equivalent fluid 

densities shall be used in the design of the structure. 

 

Properly Compacted On-Site Soils 

Active Pressure 40 pcf 

At Rest Pressure 54 pcf 

Passive Pressure 195 pcf 

 

Equivalent fluid densities presented above assume that the backfill has a maximum 

slope of 10:1 and that there will be no build-up of hydrostatic pressure. Any 

surcharge from adjacent structures or traffic loads should be added to this pressure. 

When passive pressure is used for resistance to lateral loads the top one foot of soil 

should be neglected. The maximum allowable passive pressure for lateral load 

resistance should not exceed 1,600 psf. 

 

The seismic lateral earth pressure coefficient (kh) is 0.13. 
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Lateral Load Resistance: Horizontal loads acting on foundations will be resisted 

by friction acting at the base of foundations and/or passive earth pressures acting 

against the side of footings and concrete walls. If design makes use of passive earth 

pressures, it is important that a GEM Engineering representative be present during 

backfill placement. 

 

The friction force acting along the base of footings founded on suitable foundation 

soils may be calculated using a coefficient of friction of 0.35. 

 

Lateral loads acting on buried utility lines may be resisted by thrust blocks reacting 

against undisturbed native soil or properly placed and compacted structural fill. The 

passive lateral earth pressure equivalent fluid density and coefficient of friction, 

previously listed, may be used for thrust block design. 

 

5.5 Concrete Slabs-On-Grade 
Satisfactory support for concrete slabs-on-grade and exterior concrete flatwork may be 

provided by a 6 inch layer of compacted gravel overlying properly placed and compacted 

structural fill as recommended in the Site Grading section of this report. The layer of 

compacted gravel may consist of road base or pit-run gravel with a 2-inch maximum 

particle size and not more than 12% fines passing the No. 200 sieve. The gravel layer 

should be compacted to at least 95% of the maximum dry density as determined by ASTM 

D1557. 

 

All concrete slabs should be designed to minimize cracking as a result of shrinkage. 

Reinforcement requirements shall be provided by the Structural Engineer. Reinforcement 

should be installed at the mid-height of the slab unless directed otherwise by the Structural 

Engineer. 

 

Special precautions must be taken during the placement and curing of all concrete slabs. 

Excessive slump (high water-cement ratio) of the concrete and/or improper curing 

procedures used during either hot or cold weather conditions could lead to excessive 
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shrinkage, cracking or curling in the slabs. All concrete placement and curing operations 

shall be performed in accordance with the American Concrete Institute (ACI) Manual. 

 

5.6 Soil Corrosion and Weathering Considerations 

Based on similar studies performed in the area, the on-site soils contain salts in sufficient 

concentration to be considered corrosive to both concrete and metal. Therefore, all concrete 

in contact with the on-site soils and used in stem walls should contain Type V or equivalent 

sulfate-resistant cement, and should be placed with a maximum four inch slump. 

Furthermore concrete shall meet requirements specified in Table R402.2 of the 2021 

International Residential Code (IRC) for severe weathering potential. Special protection to 

buried metal pipes and water lines should be considered for long term performance of these 

underground utilities. Consideration should be given to cathodic protection of buried metal 

pipes, or to the use of PVC pipe where permitted by local building codes. 

 

5.7 Moisture Protection and Drainage 
It is imperative that precautions are taken during and after construction to eliminate, or at 

least minimize, wetting of foundation soils. Drainage and grading shall be constructed in 

accordance with the requirements of sections R401.3 and R801.3 of the 2021 International 

Residential Code (IRC). Positive drainage shall be established away from the exterior walls 

of the structure. The required minimum slope is five percent (5%) in landscape areas and 

two percent (2%) in pavement areas, for a minimum distance of 10 feet from the structure. 

Roof runoff and other sources of moisture should not be allowed to infiltrate the soils in 

the vicinity of, or upslope from, the structure. No roof moisture should infiltrate the soils 

beneath the foundations.  

 

All utility trenches leading into the structures should be backfilled with compacted non-

pervious fill. Special care should be taken during installation of sub floor sewer and water 

lines to reduce the possibility of future subsurface saturation. 

 

Landscape watering adjacent to the structure should be eliminated. As an additional 

protection a concrete slab could be placed around the structure to facilitate drainage away 
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from the structure as described above. Any planters adjacent to the structure should have 

sealed bottoms. It is recommended that desert landscaping techniques be utilized. 

 

5.8 Asphaltic Concrete Pavements 

Asphaltic concrete pavement sections were developed for dedicated and non-dedicated 

areas. In developing our recommendations, we have assumed that: (1) a minimum of 6 

inches of Type 1 gravel (3-inch minus pit run) will be provided beneath the pavement 

section; (2) a Traffic Index value of 5.5 for automobile traffic and parking areas is 

appropriate; and (3) an R-value of 5 is representative of recompacted native soils. The 

following table presents the minimum recommended structural pavement sections: 

 

Asphaltic Concrete Pavements 

Traffic 
Condition 

Assumed 
Traffic Index 

(T.I.) 

Asphalt 
Thickness 

(in) 

Road Base 
Thickness 

(in) 

Compacted 
Type 1 Gravel 

(in) 

Light 

Traffic/Parking 
5.5 2.5  6 10 

City Streets 6.0 3.0 6 18 

 

Asphalt and aggregate base material should conform to local requirements. All base 

material should be compacted to at least (95%) of the maximum dry density (ASTM 

D1557). Asphalt should be compacted to minimum of (96%) of the Marshall maximum 

density. Asphaltic concrete and base materials should be tested prior to delivery to the site 

and during placement to determine conformance with the project specifications. 

 

It is important that parking area grades be set to provide positive drainage to suitable 

drainage structures. A desirable slope for drainage in paved areas is two percent. 
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6.0 CLOSURE 
 

6.1 Limitations 
The recommendations contained in this report are based on the field exploration, laboratory 

tests, and our understanding of the proposed construction. The subsurface data used in the 

preparation of this report were obtained from the exploration made during this 

investigation. It is possible that variations in the soil and groundwater conditions could 

exist elsewhere on the site. The nature and extent of variations may not be evident until 

construction occurs. If any conditions are encountered at the site which are different from 

those described in this report, GEM Engineering should be immediately notified so that we 

may make any necessary revisions to recommendations contained in this report. In 

addition, if the scope of the proposed construction changes from that described in this 

report, GEM Engineering should likewise be notified. 

 

This report was prepared in accordance with the generally accepted standard of practice at 

the time the report was written. Although some potential geologic hazards may be 

identified in this Geotechnical Investigation Report, this is NOT a Geologic Hazards 

Report and should not be regarded as such. No warranty, express or implied, is made. It is 

the Client's responsibility to see that all parties to the project, including the Designer, 

Contractor, Subcontractors, etc., are made aware of this report in its entirety. The use of 

information contained in this report for bidding purposes should be done at the Contractor's 

option and risk. GEM Engineering will not accept the responsibility for damage caused by 

the uncontrolled action of water at the site. 

 

6.2 Additional Services 
The recommendations made in this report are based on the assumption that an adequate 

program of tests and observations will be made during the construction to verify 

compliance with the recommendations. These tests and observations should include, but 

not necessarily be limited to, the following: 
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• Observations and testing during site preparation, earthwork and structural 

fill placement 

• Observations of footing excavations 

• Consultation as may be required during construction 

 

We also recommend that project plans and specifications be reviewed by us to verify 

compatibility with our conclusions and recommendations. Additional information 

concerning the scope and cost of these services can be obtained from our office. 
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NOTE: It is important that all applicable information noted above is submitted with the application. An incomplete 
application will not be scheduled for Planning Commission consideration. Contact the Planning Department for the 
deadline date of submissions. Once your application is deemed complete, it will be put on the agenda for the next 
planning Commission meeting. A deadline missed due to an incomplete application could result in a month’s delay. 

Conditional Use Permit Overview 

PURPOSE 
It is the purpose of a conditional use permit to allow flexibility in zoning, by permitting a 
discretionary review of a project or use that by its character may not be compatible with uses 
which are permitted in the zone, and allowing such use when it can be found to be compatible 
with the neighborhood in which it is located. 

WHEN REQUIRED 
The conditional use permit is primarily required whenever the Land Use Ordinance specifies 
the use as a conditional use. It is also used for other specified situations such as allowing 
building heights that exceed the maximum allowed within the zone. 

APPROVAL STANDARDS (from section 10:20 of Land Use Code) 
To authorize a conditional use permit the Planning Commission at a public meeting must find 
that the evidence presented establishes: 

a) The proposed use will not be detrimental to the health, safety or general welfare of 
persons residing or working in the vicinity, or injurious to property or improvements in 
the vicinity 

b) The proposed use of the particular location is necessary or desirable to provide a service 
or facility which will contribute to the general well-being of the neighborhood and the 
community; and 

c) The proposed use will comply with regulations and conditions specified in Land Use 
Ordinance for such use. 

The Planning Commission may request additional information as may be reasonably needed to 
determine whether the requirements of this subsection can be met. 

APPEALS 
Any person adversely affected by a decision of the Planning Commission regarding the 
transfer, issuance or denial of a conditional use permit, may appeal such decision to the Board 
of Adjustment by filing written notice of appeal, stating the grounds therefore within fourteen 
(14) days from the date of the Planning Commission decision. The appeal is filed with the Clerk 
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for the Board of Adjustment located in the Planning Department. The decision of the Board of 
Adjustment is final unless appealed to a court of competent jurisdiction within thirty (30) days 
from the date of decision of the Board of Adjustment.  
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Conditional Use Permit Standards for Review 

Please provide response to the following for the Commissions review: 

a. The harmony and compliance of the proposed use with the objectives and requirements of the 
Town’s General Plan and the Land Use Code; 

b. The suitability of the specific property for the proposed use; 

c. The development or lack of development adjacent to the proposed site and the harmony of 
the proposed use with existing uses in the vicinity; 

d. Whether or not the proposed use or facility may be injurious to potential or existing 
development in the vicinity 

e. The economic impact of the proposed facility o9r use on the surrounding area; 

f. The aesthetic impact of the proposed facility or use on the surrounding area; 

g. The number of other similar conditional uses in the area and the public need for the proposed 
conditional use; 

h. The present and future requirements for transportation, traffic, water, sewer, and other 
utilities, for the proposed site and surrounding area; 

i. The safeguards proposed or provided to ensure adequate utilities, transportation access, 
drainage, parking, loading space, lighting, screening, landscaping, open space, fire protection, 
and pedestrian and vehicular circulation 

j. The safeguards provided or proposed to prevent noxious or offensive emissions such as noise, 
glare, dust, pollutants and odor from the proposed facility or use. 

k. The safeguards provided or proposed to minimize other adverse effects from the proposed 
facility or use on persons or property in the area; and 

l. The impact of the proposed facility or use on the health, safety, and welfare of the Town, the 
area, and persons owning or leasing property in the area. 
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July 6, 2026 

Town of Apple Valley 

Planning & Zoning 

Apple Valley, UT 84737 

Re: Condi
onal Use Permit Narra
ve and Statement of Compliance, Short-Term Rental Use — 

Parcels AV-1361-E and AV-1361-B 

To Whom it May Concern: 

The applicant is reques)ng condi)onal use approval to allow three proposed single-family dwellings to 

be used as short-term rentals. The project includes parcels AV-1361-E and AV-1361-B, which are being 

subdivided into three lots approximately 20 acres in size each. The property was recently rezoned from 

OST to A-20, and the applicant is processing the subdivision and related improvements for one single-

family dwelling on each lot. 

The proposed use is consistent with the Town’s General Plan, Land Use Code, and recently approved A-

20 zoning. The use will remain residen)al in character and is suitable for the property due to the large lot 

sizes, low-density development pa:ern, and separa)on between homes. 

The surrounding area includes rural, agricultural, residen)al, and open-space characteris)cs. The 

proposed use is compa)ble with that se;ng and is not an)cipated to be injurious to exis)ng or future 

development in the vicinity. 

The economic impact is expected to be posi)ve by suppor)ng visitor lodging op)ons within the Town 

while maintaining the residen)al character of the property. The aesthe)c impact is an)cipated to be 

minimal because the proposed structures will be single-family dwellings on large A-20 lots. The applicant 

is not aware of a concentra)on of similar condi)onal uses in the immediate area that would create an 

adverse impact. 

Transporta)on, traffic, water, sewer, drainage, and other u)lity requirements will be addressed through 

the subdivision, site improvement, and building permit processes. Access, parking, drainage, fire 

protec)on, and u)lity improvements will be provided in accordance with applicable Town standards. 

Safeguards for the proposed use include on-site parking, managed occupancy, property 

management/contact requirements, applicable fire and building code compliance, and adherence to 

Town standards for noise, ligh)ng, dust, odor, nuisance ac)vity, and property maintenance. These 

safeguards are intended to minimize adverse effects on surrounding proper)es and protect the health, 

safety, and welfare of the Town, the surrounding area, and nearby property owners. 

No variance is requested or required in connec)on with the proposed condi)onal use permit. 

Sincerely, 

Jared Madsen, PE 

Sky Engineering 

jared@sky-engineering.com 

h:ps://www.sky-engineering.com 
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PLANNING COMMISSION HEARING AND MEETING 
1777 N Meadowlark Dr, Apple Valley 

Wednesday, June 10, 2026 at 6:00 PM 
 

MINUTES 
CALL TO ORDER, PLEDGE OF ALLEGIANCE  

The Planning Commission meeting was called to order at 6:00 PM by Chairman Farrar, followed by the Pledge of 
Allegiance. 

PRESENT 
Chairman Bradley Farrar 
Commissioner Lee Fralish 
Commissioner Stewart Riding 
Commissioner Dan Harsh 

ABSENT 
Commissioner Garth Hood 

CONFLICT OF INTEREST DISCLOSURES 

During conflict of interest disclosures, Commissioner Riding stated a potential conflict of interest regarding one 
agenda item due to a family relationship and disclosed a conflict regarding the application associated with their 
own property, agenda item seven. 

HEARING ON THE FOLLOWING 

1. Ordinance-O-2026-15, Zone Change from Open Space Transition Zone (OST) to Agricultural 20 Acres 
Zone (AG-20) for parcel AV-1361-B , AV-1361-C. 

Chairman Farrar opened the public hearing. No public comments. Chairman Farrar closed the public 
hearing.  

2. Ordinance O-2026-16, Zone Change from Open Space Transition Zone (OST) to Agricultural 5 Acres 
Zone (AG-5) for parcel AV-1378-G. 

Chairman Farrar opened the public hearing. No public comments. Chairman Farrar closed the public 
hearing.  

3. Simple Lot Subdivision Application for AV-1361-B and AV-1361-C (convert two parcels to four parcels). 

Chairman Farrar opened the public hearing. No public comments. Chairman Farrar closed the public 
hearing.  

DISCUSSION AND POSSIBLE ACTION ITEMS 

4. Ordinance-O-2026-15, Zone Change from Open Space Transition Zone (OST) to Agricultural 20 Acres 
Zone (AG-20) for parcel AV-1361-B , AV-1361-C. 

Under discussion and possible action items, the Commission reviewed Ordinance O-2026-15. The 
Chairman explained that the applicant owned approximately 60 acres and sought to divide the 
property into three 20-acre parcels, requiring the requested zone change. The Commission discussed 
the application and noted that all review requirements had been completed. No comments or 
concerns were received. 
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MOTION:   Commissioner Riding motioned to recommend approval of Ordinance-O-2026-15, Zone 
Change from Open Space Transition Zone (OST) to Agricultural 20 Acres Zone (AG-20) for parcel AV-
1361-B , AV-1361-C. 
SECOND: The motion was seconded by Commissioner Harsh.  
VOTE:  Chairman Farrar called for a vote: 
 
  Commissioner Fralish - Aye 
  Commissioner Harsh - Aye  

Chairman Farrar - Aye 
  Commissioner Riding - Aye 
  Commissioner Hood - Absent  
 
Motion carried. 
 

 

5. Ordinance O-2026-16, Zone Change from Open Space Transition Zone (OST) to Agricultural 5 Acres 
Zone (AG-5) for parcel AV-1378-G. 

The Commission considered Ordinance O-2026-16. The Chairman explained that the applicant sought 
to rezone a 20-acre parcel from OST to AG-5 and noted that the request was consistent with the 
Town’s General Plan. No comments or concerns were received. 

 
MOTION:  Chairman motioned we recommend approval on Ordinance O-2026-16, Zone Change from 
OST to AG-5 for parcel AV-1378-G. 
SECOND: The motion was seconded by Commissioner Harsh.  
VOTE:  Chairman Farrar called for a vote: 
 
  Commissioner Fralish - Aye 
  Commissioner Harsh - Aye  

Chairman Farrar - Aye 
  Commissioner Riding - Aye 
  Commissioner Hood - Absent  
 
Motion carried. 
 

 

6. Simple Lot Subdivision Application for AV-1361-B and AV-1361-C (convert two parcels to four parcels). 

The Commission next reviewed the Simple Lot Subdivision Application for parcels AV-1361-B and AV-
1361-C. The Chairman reported that comments from the Fire Chief regarding roadway width and 
private driveway requirements had been discussed with the project engineer. The Chairman also noted 
that Sunrise Engineering had provided a review report identifying minor items that would need to be 
addressed before final approval. No comments or concerns were received. 

 
MOTION:   Chairman motioned that we approve the Simple Lot Subdivision Application for AV-1361-B 
and AV-1361-C, pending the road meets all the fire requirements and the chief approves. Any minor 
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details from the Sunrise Engineering report are addressed and pending the town council approves the 
zone change at their later date.  
SECOND: The motion was seconded by Commissioner Harsh.  
VOTE:  Chairman Farrar called for a vote: 
 
  Commissioner Fralish - Aye 
  Commissioner Harsh - Aye  

Chairman Farrar - Aye 
  Commissioner Riding - Abstain 
  Commissioner Hood - Absent  
 
Motion carried. 
 

 

7. Application from Stewart Riding to remodel and replace an existing structure at 1456 N Mount Zion Dr, 
which currently has power. 

*Tabled from May 13, 2026 

The Commission then considered the application from Commissioner Riding to remodel and replace an 
existing structure located at 1456 N. Mount Zion Drive. The applicant explained that the property 
currently contained steel structures connected by a wooden section and that the request would allow 
replacement of the structure in the future. The Chairman noted improvements previously made to 
other structures on the property.   

 
MOTION:   Commissioner Harsh motioned for item number seven, Application from Stewart Riding to 
remodel and replace an existing structure on 1456 N Mount Zion Dr, which currently has power. 
SECOND: The motion was seconded by Commissioner Fralish.  
VOTE:  Chairman Farrar called for a vote: 
 
  Commissioner Fralish - Aye 
  Commissioner Harsh - Aye  

Chairman Farrar - Aye 
  Commissioner Riding - Abstain 
  Commissioner Hood - Absent  
 
Motion carried. 
 

 

APPROVAL OF MINUTES 

8. Minutes: May 13, 2026 - Planning Commission Meeting. 

The Commission reviewed the minutes of the May 13, 2026 Planning Commission meeting. No 
corrections were proposed. 

 
MOTION:   Chairman Farrar motioned we approve the minutes of May 13, 2026 from the Planning 
Commission Meeting. 
SECOND: The motion was seconded by Commissioner Harsh.  
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VOTE:  Chairman Farrar called for a vote: 
 
  Commissioner Fralish - Abstain 
  Commissioner Harsh - Aye  

Chairman Farrar - Aye 
  Commissioner Riding - Aye 
  Commissioner Hood - Absent  
 
Motion carried. 
 

 

ADJOURNMENT 
MOTION:   Commissioner Fralish motioned to adjourn. 
SECOND: The motion was seconded by Commissioner Riding.  
VOTE:  Chairman Farrar called for a vote: 
 
  Commissioner Fralish - Aye 
  Commissioner Harsh - Aye  

Chairman Farrar - Aye 
  Commissioner Riding - Aye 
  Commissioner Hood - Absent  
 
Motion carried. 
 

 

Meeting adjourned at 6:08 PM. 

 

 

 

 

Date Approved: _______________________ 

 

 

 

Approved BY: _________________________   Attest BY: ________________________ 

Chairman | Bradley Farrar       Recorder | Jenna Vizcardo 
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