
 

 

PLANNING COMMISSION HEARING AND MEETING 

1777 N Meadowlark Dr, Apple Valley 
Tuesday, November 10, 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 Tuesday, 
November 10, 2026, commencing at 6:00 PM or shortly thereafter at 1777 N Meadowlark Dr, Apple Valley. 

Chairman | Bradley Farrar 
Commissioners | Garth Hood | Stewart Riding | Dan Harsh | Brooke Paxton 

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. Amend Title 11.02.050 Simple Lot Subdivision, Ordinance O-2025-27  

2. Amend Title 10.18.020 Residential Lots; Access, Ordinance O-2026-28 

3. General Plan Map Amendment to Change the Land Use Designation of Parcels AV-2183-A, AV-2165, 
AV-2184, AV-2182, and AV-2185 (West Temple Area) from Residential Low (5+ Acres) to Agricultural, 
and Parcel AV-1378-Q (Canaan Area) from Residential Medium (1–5 Acres) to Agricultural, Ordinance 
O-2026-29 

DISCUSSION AND POSSIBLE ACTION ITEMS 

4. Conditional Use Permit Application for an Accessory Building Exceeding the Maximum Height 
Requirement – Robert Zitting, 1810 E. 2000 S 

5. Amend Title 11.02.050 Simple Lot Subdivision, Ordinance O-2025-27  

6. Amend Title 10.18.020 Residential Lots; Access, Ordinance O-2026-28 

7. Authorize Consideration of a General Plan Map Amendment for Six Parcels (AV-2183-A, AV-2165, AV-
2184, AV-2182, AV-2185, and AV-1378-Q) Outside the Regular Review Schedule, Pursuant to Apple 
Valley Municipal Code § 10.05.020(H)(1) 

8. General Plan Map Amendment to Change the Land Use Designation of Parcels AV-2183-A, AV-2165, 
AV-2184, AV-2182, and AV-2185 (West Temple Area) from Residential Low (5+ Acres) to Agricultural, 
and Parcel AV-1378-Q (Canaan Area) from Residential Medium (1–5 Acres) to Agricultural, Ordinance 
O-2026-29 

APPROVAL OF MINUTES 

9. Minutes: October 14, 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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TOWN OF APPLE VALLEY 

PLANNING COMMISSION STAFF REPORT 

Conditional Use Permit — Robert Zitting | Proposed accessory garage height 

Applicant Robert Zitting 

Property 1810 E 2000 S, Apple Valley, Utah (verify 
address against parcel record) 

Application received October 13, 2026 
Request Conditional use approval for accessory 

building height above the otherwise permitted 
limit 

Hearing date To be scheduled 
Zoning / parcel number Confirm against Town zoning map and 

County parcel record 

1. Request and background 
The applicant proposes a private, two-story, barn-style garage on an approximately five-acre 

residential property. The application describes the proposed conditional use as a “2nd story floor.” 

The submitted building plans and elevations indicate a proposed accessory structure exceeding 

the generally applicable 25-foot accessory-building height limit; staff previously identified a plan 

height of approximately 28 feet 3 inches. The Planning Commission is asked to consider the 

additional height, not to approve construction plans or a commercial use. 

The applicant states that the garage will be for personal use, with no retail or commercial 

operation, vehicle painting, or vehicle repair business. The narrative describes a barn-like 

appearance, an approximately 38-foot separation from the closest property line, and 

approximately 107 feet from the road. These dimensions and the height measurement require 

verification against the final site plan and applicable code measurement method. 

2. Applicable municipal code 
Apple Valley Municipal Code §10.07.090(B)(1) authorizes the Planning Commission to consider 

conditional use permits for accessory buildings taller than otherwise permitted. Section 

10.07.090(C) requires conditional use approval before issuance of a building permit for the 

conditional use. Section 10.07.090(E)(3) calls for a staff report, and §10.07.090(E)(4) requires 

approval when reasonable conditions can mitigate reasonably anticipated detrimental effects 

under applicable standards. Section 10.07.090(F)(1) requires authorization as a conditional use 

under the zoning title. The accessory-height provision and zoning designation should be 

confirmed before final action. 

3. Staff evaluation 
Compatibility and appearance. The applicant proposes barn-style architecture intended to 

complement the rural and agricultural character of the neighborhood. Elevations and color 

examples are included. Height and massing may affect views or visual compatibility; the 

Commission should evaluate the final elevations and neighboring property context. 

Site layout and setbacks. The application includes aerial maps, site plans, and building drawings. 

The applicant reports substantial separation from the road and nearest property boundary. Staff 

should confirm the structure location, setbacks, access, and any easement or drainage 

constraints before building permit issuance. 

Traffic, utilities, and public safety. The applicant states the garage is private, with no additional 

traffic associated with a business, and that water, power, and septic infrastructure already serve 
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the residence. Building, fire, drainage, and utility compliance remain subject to applicable 

technical reviews. The CUP does not substitute for these reviews. 

Noise and neighboring impacts. The applicant represents that no commercial activity, painting, or 

repair business will occur. Limiting approval to the described private accessory use would 

address potential increases in traffic, noise, fumes, and outdoor activity. The Commission may 

identify other reasonably anticipated impacts supported by the record. 

4. Recommended conditions if approved 
1. Approval is limited to the proposed private accessory garage and the height and configuration 

specifically approved by the Planning Commission; final plans shall show the approved 

maximum height measured as required by Town code. 

2. Before issuance of a building permit, the applicant shall submit a final site plan and elevations 

for staff verification of building height, setbacks, property boundaries, easements, access, 

and applicable zoning standards. 

3. The structure shall not be used for commercial vehicle repair, painting, retail operations, or 

other business activities under this CUP. Any change of use requiring additional land-use 

approval shall be reviewed separately. 

4. The applicant shall obtain all required building and other permits and satisfy applicable 

building, fire, engineering, drainage, and utility requirements before construction or 

occupancy, as applicable. 

5. Exterior lighting shall be directed and shielded to minimize spillover onto adjacent properties, 

consistent with applicable Town standards. 

6. Any material change to the approved building location, height, design, or use shall be 

evaluated by Town staff to determine whether an amendment to the CUP is required. 

5. Proposed findings for Commission consideration 
7. The Town code provides a conditional use review process for accessory-building height 

above the otherwise permitted limit. 

8. The applicant submitted plans, elevations, and a narrative describing a private barn-style 

garage and its proposed relationship to surrounding properties. 

9. Potential impacts from additional building height and accessory use may be addressed 

through conditions concerning the approved height, location, design, use, and applicable 

technical standards, subject to Commission review of the evidence. 

10. Approval of a CUP does not waive other applicable permits or code requirements. 

6. Staff recommendation and suggested motion 
Staff recommends that the Planning Commission consider APPROVAL WITH CONDITIONS, 

provided the zoning designation, applicable height provision, exact requested height, and final 

setbacks are verified and the Commission finds the reasonably anticipated detrimental effects 

can be substantially mitigated. 

Suggested motion: “I move to approve the conditional use permit for Robert Zitting for an 

accessory garage exceeding the otherwise permitted accessory-building height at 1810 E 2000 

S, subject to the findings and six conditions in the staff report, with the approved maximum height 

of [insert height] feet as measured under Town code.” 

Alternative: The Commission may modify reasonable conditions based on the evidence, continue 

the item for needed information, or deny only if identified reasonably anticipated detrimental 

effects cannot be substantially mitigated by reasonable conditions under applicable standards. 
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7. Materials reviewed 
Robert Zitting Conditional Use Permit application and attachments (90 pages), including applicant 

narrative, site plans, elevations, and engineering documents; Apple Valley Municipal Code 

§10.07.090 Conditional Use Permit (5 pages). 

Staff verification before agenda publication: confirm zoning district, parcel ID, street address, the 

governing accessory-height subsection, the exact proposed height and height measurement 

method, and any department comments. 
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APPLE VALLEY
ORDINANCE O-2026-27

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

SECTION 1: AMENDMENT “11.02.050 Simple Lot Subdivision” of the
Apple Valley Subdivisions is hereby amended as follows:

B E F O R E  A M E N D M E N T

11.02.050 Simple Lot Subdivision

A. Purpose: Utah State Code provides an exemption from many subdivision requirements
for subdivisions with up to ten (10) lots. The intent of this simple lot subdivision
process is to take advantage of the Utah State Code exemption to allow for subdivision
with up to ten (10) lots to be processed as quickly as possible. This section outlines a
separate process for these smaller subdivisions. In this process, an applicant may elect
to divide property through a metes and bounds record of survey.

B. Applicability: The procedures set forth in this section shall govern the process and
requirements pertaining to simple lot subdivisions with up to ten (10) lots. An
applicant may elect to forgo the simple lot subdivision process and instead proceed
with the standard preliminary and final plat subdivision process.

C. Application Process: The subdivider of a simple lot subdivision, after completing the
plans required, shall submit a simple lot subdivision application including the simple
lot subdivision, the Subdivision Improvement Plans and all other required
documentation and information.

D. Required Conditions: For a proposed subdivision to qualify for simple lot subdivision
approval, the proposed simple lot subdivision shall:

1. Be for a single-family dwelling or dwellings, and any associated accessory
dwelling.

2. Be located on property zoned for such use.
3. Contain no more than ten (10) lots.
4. Not contain any legislative approval, such as a zone change or text

amendment request. Any legislative approval necessary for the simple lot
subdivision to meet all requirements shall be pursued separately and shall be
completed before the Planning Commission may review the simple lot
subdivision application.

5. Not be traversed by the mapped lines of a proposed street as shown in the
general plan unless the Town has approved the location and dedication of any
public street, municipal utility easement, any other easement, or any other land
for public purposes as the municipality’s ordinances require.

6. Conform to all applicable land use ordinances. A property that has previously

95

Item 5.



Page 2

obtained a variance shall be deemed to conform as it relates to the conflict that
had necessitated the variance.

E. Submittal Contents: An applicant shall submit an application to the Town for a simple
lot subdivision that includes, at a minimum, each of the following:

1. A current title report showing ownership by the applicant.
2. Name of the applicant or authorized agent and contact information.
3. Property address, acreage, boundary, and tax identification number.
4. Date, scale, and North arrow.
5. Vicinity map showing the property's location relative to municipal boundaries

and roads that serve the property.
6. A statement containing the zone, lot size, and amount of frontage along a

public street for each proposed lot.
7. A metes and bounds description of the property proposed to be subdivided.
8. A subdivision name.
9. A record of survey map, showing each new lot, which includes the following

details:
a. The location of survey by quarter section and township range.
b. The date of survey.
c. The scale of the drawing and North point.
d. The distance course of all lines traced or established, giving the basis

of bearing and the distance and course to two or more section corners
or quarter corners, including township and range, or to identified
monuments within a recorded subdivision.

e. All measured bearings, angles, and distances separately indicated
from those of record.

f. A written boundary description of property surveyed.
g. All monuments set and their relation to older monuments found.
h. A detailed description of monuments found and monuments set,

indicated separately.
i. The surveyor’s seal or stamp.
j. The surveyor’s business name and address.

k. A written narrative that explains and identifies:
(1) The purpose of the survey.
(2) The basis on which the lines were established.
(3) The found monuments and deed elements that controlled the

established or reestablished lines.
l. If the narrative is a separate document, it shall contain:

(1) The location of the survey by quarter section and by township
and range.

(2) The date of the survey.
(3) The surveyor's stamp or seal.
(4) The surveyor’s business name and address.

m. The map and narrative shall be referenced to each other if they are
separate documents.

n. The map and narrative shall be created on material of a permanent
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nature on stable base reproducible material in the sizes required by the
county surveyor.

F. Site-Specific Contents: The following documents shall accompany the simple lot
subdivision application when deemed necessary by the Town Engineer:

1. Soils Report: The applicant shall provide a detailed soils report addressing the
following issues for the subdivision: hill stabilization, road design, foundation
design, groundwater impacts, and general soil stability. The report must be
stamped and signed by a Civil Engineer licensed in the state of Utah.

2. Storm Water Plan: The applicant shall provide a detailed storm water plan for
the subdivision. This plan shall include all calculations showing that it meets
all applicable all applicable codes, standards, and specifications. Plans and
calculations shall be stamped and signed by a civil engineer licensed in the
state of Utah.

3. Other Hazard Information: This may include FEMA floodplain information or
other information to mitigate natural hazards.

G. Review and Approval Process: The intent of the simple lot subdivision is to provide
timely review and approval of all complete applications, as follows:

1. Optional Pre-Application Meeting: An applicant may request to meet with the
Town staff and representatives prior to submittal to review the application and
requirements.

2. Preliminary Review: The applicant shall submit the application and all
required contents. The Town will check for completeness. If not all materials
have been submitted, the application should be returned to the applicant until
all required contents are included.

3. 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 or requires corrective actions and shall notify the applicant in
a written response:

a. If the application is found to require corrections, the Town shall be
specific and cite the ordinance, statute, or specifications that require
the modification. Comments shall be logged in an index of requested
modifications or additions. The required corrections are sent to the
applicant to prepare for resubmittal.

b. The Town may require additional information relating to the
application to ensure compliance with the Town’s ordinances and
approved standards.

c. If the applicant is found to meet all codes, standards, and
specifications, Town staff shall forward the application on to the
Planning Commission.

4. Planning Commission Review: The Planning Commission shall hold a public
hearing on the application and approve or deny the simple lot subdivision
application. If the Planning Commission determines that the application does
not meet all requirements, an applicant may request that the application is
tabled until all requirements are met.
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a. A public notice shall be sent to all properties within one hundred feet
(100’) of the property, notifying the property owners of the time and
place of the public hearing and the nature of the request.

b. If the applicant meets all applicable requirements, the Planning
Commission shall approve the simple lot subdivision application. If
the applicant is unable or unwilling to meet all applicable
requirements, the Planning Commission shall deny the application.

H. Filing the Record of Survey:
1. After the Planning Commission has approved the simple lot subdivision

application, the Town shall create a written certificate of approval to
accompany the record of survey. At a minimum, the document shall be
notarized by the Town Recorder, specify the name of the subdivision, the
number of lots, and the date of Planning Commission approval.

2. The applicant shall provide a check sufficient to cover the recording fees.
3. Within one (1) year of approval of the Record of Survey, with the

accompanying written certificate of approval, shall be recorded in the Office
of the Washington County Recorder.

I. Expiration of Final Approval: If a record of survey is not filed within one (1) year
from the date of approval, the approval is deemed to have lapsed and the applicant will
need to obtain a new approval and meet any new regulations that may have been put
in place.

A F T E R  A M E N D M E N T

11.02.050 Simple Lot Subdivision

A. Purpose: Utah State Code provides an exemption from many subdivision requirements
for subdivisions with up to ten (10) lots. The intent of this simple lot subdivision
process is to take advantage of the Utah State Code exemption to allow for subdivision
with up to ten (10) lots to be processed as quickly as possible. This section outlines a
separate process for these smaller subdivisions. In this process, an applicant may elect
to divide property through a metes and bounds record of survey.

B. Applicability: The procedures set forth in this section shall govern the process and
requirements pertaining to simple lot subdivisions with up to ten (10) lots. An
applicant may elect to forgo the simple lot subdivision process and instead proceed
with the standard preliminary and final plat subdivision process.

C. Application Process: The subdivider of a simple lot subdivision, after completing the
plans required, shall submit a simple lot subdivision application including the simple
lot subdivision, the Subdivision Improvement Plans and all other required
documentation and information.

D. Required Conditions: For a proposed subdivision to qualify for simple lot subdivision
approval, the proposed simple lot subdivision shall:

1. Be for a single-family dwelling or dwellings, and any associated accessory
dwelling.

2. Be located on property zoned for such use.
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3. Contain no more than ten (10) lots.
4. Not contain any legislative approval, such as a zone change or text

amendment request. Any legislative approval necessary for the simple lot
subdivision to meet all requirements shall be pursued separately and shall be
completed before the Planning Commission may review the simple lot
subdivision application.

5. Not be traversed by the mapped lines of a proposed street as shown in the
general plan unless the Town has approved the location and dedication of any
public street, municipal utility easement, any other easement, or any other land
for public purposes as the municipality’s ordinances require.

6. Conform to all applicable land use ordinances. A property that has previously
obtained a variance shall be deemed to conform as it relates to the conflict that
had necessitated the variance.

7. Require no new road easements, water easements, drainage easements, or any
other easements, dedications, or improvements that would necessitate
engineering review, design, or input. If any such easement, dedication,
improvement, or engineering input is required, the application shall not qualify
for the simple lot subdivision process and must proceed through the standard
preliminary and final plat process.

E. Submittal Contents: An applicant shall submit an application to the Town for a simple
lot subdivision that includes, at a minimum, each of the following:

1. A current title report showing ownership by the applicant.
2. Name of the applicant or authorized agent and contact information.
3. Property address, acreage, boundary, and tax identification number.
4. Date, scale, and North arrow.
5. Vicinity map showing the property's location relative to municipal boundaries

and roads that serve the property.
6. A statement containing the zone, lot size, and amount of frontage along a

public street for each proposed lot.
7. A metes and bounds description of the property proposed to be subdivided.
8. A subdivision name.
9. A record of survey map, showing each new lot, which includes the following

details:
a. The location of survey by quarter section and township range.
b. The date of survey.
c. The scale of the drawing and North point.
d. The distance course of all lines traced or established, giving the basis

of bearing and the distance and course to two or more section corners
or quarter corners, including township and range, or to identified
monuments within a recorded subdivision.

e. All measured bearings, angles, and distances separately indicated
from those of record.

f. A written boundary description of property surveyed.
g. All monuments set and their relation to older monuments found.
h. A detailed description of monuments found and monuments set,
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indicated separately.
i. The surveyor’s seal or stamp.

j. The surveyor’s business name and address.
k. A written narrative that explains and identifies:

(1) The purpose of the survey.
(2) The basis on which the lines were established.
(3) The found monuments and deed elements that controlled the

established or reestablished lines.
l. If the narrative is a separate document, it shall contain:

(1) The location of the survey by quarter section and by township
and range.

(2) The date of the survey.
(3) The surveyor's stamp or seal.
(4) The surveyor’s business name and address.

m. The map and narrative shall be referenced to each other if they are
separate documents.

n. The map and narrative shall be created on material of a permanent
nature on stable base reproducible material in the sizes required by the
county surveyor.

F. Site-Specific Contents: The following documents shall accompany the simple lot
subdivision application when deemed necessary by the Town Engineer:

1. Soils Report: The applicant shall provide a detailed soils report addressing the
following issues for the subdivision: hill stabilization, road design, foundation
design, groundwater impacts, and general soil stability. The report must be
stamped and signed by a Civil Engineer licensed in the state of Utah.

2. Storm Water Plan: The applicant shall provide a detailed storm water plan for
the subdivision. This plan shall include all calculations showing that it meets
all applicable all applicable codes, standards, and specifications. Plans and
calculations shall be stamped and signed by a civil engineer licensed in the
state of Utah.

3. Other Hazard Information: This may include FEMA floodplain information or
other information to mitigate natural hazards.

G. Review and Approval Process: The intent of the simple lot subdivision is to provide
timely review and approval of all complete applications, as follows:

1. Optional Pre-Application Meeting: An applicant may request to meet with the
Town staff and representatives prior to submittal to review the application and
requirements.

2. Preliminary Review: The applicant shall submit the application and all
required contents. The Town will check for completeness. If not all materials
have been submitted, the application should be returned to the applicant until
all required contents are included.

3. 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 or requires corrective actions and shall notify the applicant in
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a written response:
a. If the application is found to require corrections, the Town shall be

specific and cite the ordinance, statute, or specifications that require
the modification. Comments shall be logged in an index of requested
modifications or additions. The required corrections are sent to the
applicant to prepare for resubmittal.

b. The Town may require additional information relating to the
application to ensure compliance with the Town’s ordinances and
approved standards.

c. If the applicant is found to meet all codes, standards, and
specifications, Town staff shall forward the application on to the
Planning Commission.

4. Planning Commission Review: The Planning Commission shall hold a public
hearing on the application and approve or deny the simple lot subdivision
application. If the Planning Commission determines that the application does
not meet all requirements, an applicant may request that the application is
tabled until all requirements are met.

a. A public notice shall be sent to all properties within one hundred feet
(100’) of the property, notifying the property owners of the time and
place of the public hearing and the nature of the request.

b. If the applicant meets all applicable requirements, the Planning
Commission shall approve the simple lot subdivision application. If
the applicant is unable or unwilling to meet all applicable
requirements, the Planning Commission shall deny the application.

H. Filing the Record of Survey:
1. After the Planning Commission has approved the simple lot subdivision

application, the Town shall create a written certificate of approval to
accompany the record of survey. At a minimum, the document shall be
notarized by the Town Recorder, specify the name of the subdivision, the
number of lots, and the date of Planning Commission approval.

2. The applicant shall provide a check sufficient to cover the recording fees.
3. Within one (1) year of approval of the Record of Survey, with the

accompanying written certificate of approval, shall be recorded in the Office
of the Washington County Recorder.

I. Expiration of Final Approval: If a record of survey is not filed within one (1) year
from the date of approval, the approval is deemed to have lapsed and the applicant will
need to obtain a new approval and meet any new regulations that may have been put
in place.
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AYE NAY ABSENT ABSTAIN
Mayor | Mike
Farrar
Council Member |
Kevin Sair
Council Member |
Scott Taylor
Council Member |
Richard Palmer
Council Member |
Lee Fralish

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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APPLE VALLEY
ORDINANCE O-2026-28

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

SECTION 1: AMENDMENT “10.18.020 Residential Lots; Access” of the
Apple Valley Land Use is hereby amended as follows:

B E F O R E  A M E N D M E N T

10.18.020 Residential Lots; Access

A. Borrow Ditch; Pipe Size: All driveway connections from a town road to a residential
lot shall be constructed using a pipe (culvert) with a minimum inside diameter of
twenty-four inches (24 ") or larger as required by Town or Building Official to provide
access through the borrow ditch. Said pipe shall have a minimum length of at least two
feet (2') beyond the sides of a paved driveway. Every lot, unless curb and gutter is
required, shall have a borrow ditch running across the entire frontage of the lot which
the property owner is responsible to maintain. The property owner shall be responsible
to keep the borrow ditch and pipe clean of any debris or material that would impede
the flow of water through the pipe and/or the borrow ditch. Borrow ditch shall be
installed as per Town Design Standards & Specifications and shall not be lined with
rock.

B. Inspection Prior To Occupancy Permit: No occupancy permit will be issued by the
building department until the lot access has been inspected and approved by the town.

C. Limited Number of Driveways: No residential lot shall have more than two (2)
driveways unless approved by the planning commission.

D. Distance between Driveways: No driveway shall be closer than twenty feet (20') to
another driveway or be more than twenty feet (20') in width . In no event shall the
combined width of such driveways exceed sixty feet (60') or fifty percent (50%) of the
entire lot frontage, whichever is less.

E. Corner Lots: In no event shall a driveway be placed on any corner lot within a
distance of twenty five feet (25') from the point of curvature of the radius, or forty feet
(40') from the intersection of property lines nearest the intersection, whichever is
farther from the intersection.

A F T E R  A M E N D M E N T

10.18.020 Residential Lots; Access and Storm Drainage Requirements

A. Borrow Ditch; Pipe Size: All driveway connections from a town road to a residential
lot shall be constructed using a pipe (culvert) with a minimum inside diameter of
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twenty-four inches (24 ") or larger as required by Town or Building Official to provide
access through the borrow ditch. Said pipe shall have a minimum length of at least two
feet (2') beyond the sides of a paved driveway. Every lot, unless curb and gutter is
required, shall have a borrow ditch running across the entire frontage of the lot which
the property owner is responsible to maintain. The property owner shall be responsible
to keep the borrow ditch and pipe clean of any debris or material that would impede
the flow of water through the pipe and/or the borrow ditch. Borrow ditch shall be
installed as per Town Design Standards & Specifications and shall not be lined with
rock.

B. Inspection Prior To Occupancy Permit: No occupancy permit will be issued by the
building department until the lot access has been inspected and approved by the town.

C. Limited Number of Driveways: No residential lot shall have more than two (2)
driveways unless approved by the planning commission.

D. Distance between Driveways: No driveway shall be closer than twenty feet (20') to
another driveway or be more than twenty feet (20') in width . In no event shall the
combined width of such driveways exceed sixty feet (60') or fifty percent (50%) of the
entire lot frontage, whichever is less.

E. Corner Lots: In no event shall a driveway be placed on any corner lot within a
distance of twenty five feet (25') from the point of curvature of the radius, or forty feet
(40') from the intersection of property lines nearest the intersection, whichever is
farther from the intersection.

A. Borrow Ditch; Pipe Size:

All driveway connections from a town road to a residential lot shall be constructed using a pipe
(culvert) with a minimum inside diameter of twenty-four inches (24") or larger as required by
Town or Building Official to provide access through the borrow ditch.

Alternative culvert sizes or configurations may be approved by the Town Engineer or other
authorized Town representative when site conditions, existing utilities, or engineering
requirements warrant an alternative design.

Each culvert shall have a minimum length of twenty feet (20') and shall extend a minimum of
one foot (1') beyond each side of the driveway, for a total extension of at least two feet (2')
beyond the driveway width. Culvert length and installation shall comply with applicable Town
Design Standards and Specifications and shall provide sufficient access while maintaining
proper drainage and allowing for maintenance.

Every lot, unless curb and gutter is required, shall have a borrow ditch running across the
entire frontage of the lot which the property owner is responsible to maintain. The property
owner shall be responsible to keep the borrow ditch and pipe clean of any debris or material
that would impede the flow of water through the pipe and/or the borrow ditch. Borrow ditch
shall be installed as per Town Design Standards & Specifications and shall not be lined with
rock.

B. Culvert Replacement; Excavation and Grading Permit:
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Any replacement of an existing culvert pipe, when performed outside of an active building
permit process, shall require an Excavation and Grading Permit issued by the Town prior to
commencement of work. All culvert replacements shall comply with applicable Town Design
Standards and Specifications and shall be subject to Town review and inspection as required.
Routine cleaning and maintenance of an existing culvert pipe that does not involve excavation,
removal, replacement, or alteration of the culvert shall not require an Excavation and Grading
Permit under this provision.

C. Inspection Prior to Certificate of Occupancy:

No Certificate of Occupancy shall be issued until the lot access and all required storm drainage
improvements have been completed, inspected, and approved by the Town.

Where engineered storm drainage plans are required by Town ordinances or applicable
standards, such plans and supporting calculations shall be submitted as part of the building
permit application and reviewed and approved by the Town Engineer or other qualified
professional authorized by the Town prior to issuance of the building permit. Building-code
plan review and engineering drainage review may occur simultaneously.

Required storm drainage improvements shall include, as applicable, borrow ditches, culverts,
detention or retention facilities, drainage conveyance systems, grading, and other
improvements required by Town ordinances, approved plans, development approvals, or
applicable Town Design Standards and Specifications.

All required storm drainage improvements shall be completed in accordance with the approved
plans prior to issuance of a Certificate of Occupancy. The Town Engineer or other qualified
professional authorized by the Town shall verify compliance with the approved engineered
drainage plans and provide approval to the Town. Verification may include field observations,
photographs, certifications, as-built documentation, or other information determined necessary
by the reviewing professional.

Building-code plan review and inspections shall remain separate from engineering review and
approval of storm drainage improvements. The Town shall coordinate these reviews and
approvals through its established building permit procedures.

D. Limited Number of Driveways:

No residential lot shall have more than two (2) driveways unless approved by the Planning
Commission via a conditional use permit. Each culvert shall have a minimum length of twenty
feet (20') and shall comply with the applicable Town Design Standards and Specifications.

E. Distance between Driveways:

No driveway shall be closer than twenty feet (20') to another driveway. Each driveway shall be
eighteen feet (18') in width.

Where separate culverts are installed along the same borrow ditch, a minimum unobstructed
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AYE NAY ABSENT ABSTAIN
Mayor | Mike
Farrar
Council Member |
Kevin Sair
Council Member |
Scott Taylor
Council Member |
Richard Palmer
Council Member |
Lee Fralish

separation of twenty feet (20') shall be maintained between culvert ends to allow access for
cleaning and maintenance, unless an alternative configuration is approved by the Town
Engineer or other authorized Town representative.

F. Corner Lots:

In no event shall a driveway be placed on any corner lot within a distance of twenty-five feet
(25') from the point of curvature of the radius, or forty feet (40') from the intersection of
property lines nearest the intersection, whichever is farther from the intersection.

PASSED AND ADOPTED BY THE APPLE VALLEY COUNCIL
_______________________________.

    

    

    

    

    

Attest  Presiding O fficer

Jenna Vizcardo, Town Clerk, Apple
Valley

Michael Farrar, Mayor, Apple Valley

106

Item 6.



Page 1 of 3 

 

TOWN OF APPLE VALLEY, UTAH 

ORDINANCE NO. O-2026-29 

AN ORDINANCE AMENDING THE TOWN OF APPLE VALLEY GENERAL PLAN LAND USE 

MAP FOR PARCELS AV-2183-A, AV-2165, AV-2184, AV-2182, AV-2185, AND AV-1378-Q 

WHEREAS, the Town of Apple Valley has adopted a General Plan to guide future growth and land use 

within the Town; and 

WHEREAS, Apple Valley Municipal Code Section 10.05.020 establishes procedures for consideration and 

amendment of the General Plan; and 

WHEREAS, the proposed amendment concerns six parcels in the West Temple and Canaan areas, as 

identified below; and 

WHEREAS, the Planning Commission held a duly noticed public hearing on November 10, 2026, and 

forwarded its recommendation to the Town Council; and 

WHEREAS, the Town Council considered the proposed General Plan Land Use Map amendment at a duly 

noticed meeting on November 18, 2026; 

NOW, THEREFORE, BE IT ORDAINED BY THE TOWN COUNCIL OF THE TOWN OF APPLE 

VALLEY, UTAH:  

SECTION 1. GENERAL PLAN LAND USE MAP AMENDMENT. 

The General Plan Land Use Map is hereby amended for the following parcels, subject to the boundaries 

shown on Exhibit A, which is incorporated by reference: 

Parcels / Area Existing designation Amended designation 

AV-2183-A, AV-2165, AV-

2184, AV-2182, AV-2185 (West 

Temple area) 

Residential Low (5+ acres) Agricultural 

AV-1378-Q (Canaan area) Residential Medium (1–5 acres) Agricultural 

SECTION 2. GENERAL PLAN ONLY; ZONING UNAFFECTED. 

This ordinance amends the advisory General Plan Land Use Map only. It does not amend the Town zoning 

map, rezone any parcel, or independently authorize a particular development or use. 

SECTION 3. MAP INCORPORATION AND RECORDS. 

The final, approved map depicting the amended land use designations and parcel boundaries shall be 

attached as Exhibit A and maintained with the official General Plan records by the Town Recorder. In the 

event of a discrepancy between a parcel identifier and the depicted boundary, the Town shall resolve the 

discrepancy before final execution of this ordinance. 

SECTION 4. SEVERABILITY. 

If any provision of this ordinance is determined to be invalid, the remaining provisions shall remain in effect 

to the extent permitted by law. 

SECTION 5. EFFECTIVE DATE. 
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This ordinance shall take effect as provided by applicable Utah law following adoption and required 

publication or posting. 

PASSED AND ADOPTED by the Town Council of the Town of Apple Valley, Utah, this 18 day of 

November, 2026. 

Voting:  AYE ____   NAY ____   ABSENT ____   ABSTAIN ____ 

 

____________________________________ 

Michael Farrar, Mayor 

ATTEST: 

____________________________________ 

Jenna Vizcardo, Recorder 
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EXHIBIT A — APPROVED GENERAL PLAN LAND USE MAP AMENDMENT 

 

109

Item 8.



110

Item 8.



111

Item 8.



 

Page 1 of 5 
 

 

 

PLANNING COMMISSION HEARING AND MEETING 
1777 N Meadowlark Dr, Apple Valley 

Wednesday, October 14, 2026 at 6:00 PM 
 

MINUTES 
CALL TO ORDER, PLEDGE OF ALLEGIANCE 

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

ROLL CALL, PRESENT 

Chairman Bradley Farrar 
Commissioner Garth Hood 
Commissioner Stewart Riding 
Commissioner Dan Harsh 
Commissioner Brooke Paxton 

CONFLICT OF INTEREST DISCLOSURES 

Chairman Farrar disclosed that agenda items 7 and 8 involved property owned by the Chair’s parents. No other 
conflicts of interest were disclosed. 

HEARING ON THE FOLLOWING 

1. Proposed Vacation of Portions of Wildcat Road Public Right-of-Way. 

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

2. Proposed Wildcat Road Dedication. 

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

3. Proposed Coyote Crossing Road Dedication, Parcel AV-1-3-5-211. 

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

4. Zone Change for parcel AV-1365-I from Open Space Transition Zone (OST) to Agricultural 10 Acres Zone (AG-
10) for applicant Alex Fledderjohn, Ordinance O-2026-23. 

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

5. Simple Lot Subdivision Application for AV-1365-I. 

Chairman Farrar opened the public hearing. No public comments were received. Chairman Farrar closed the 
public hearing. 
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DISCUSSION AND POSSIBLE ACTION ITEMS 

6. Election of Vice-Chair. 

Chairman Farrar recommended Commissioner Dan Harsh for Vice-Chair based on the Commissioner’s 
involvement and participation in Town meetings. No objections were raised. 

MOTION: Chairman Farrar motioned to appoint Dan Harsh as Vice-Chair. 

SECOND: The motion was seconded by Commissioner Hood. 

VOTE: Chairman Farrar called for a vote: 

    Commissioner Harsh - Aye 
    Chairman Farrar - Aye 
    Commissioner Hood - Aye 
    Commissioner Riding - Aye 
    Commissioner Paxton - Aye 
Motion carried. 

7. Proposed Vacation of Portions of Wildcat Road Public Right-of-Way. 

The Mayor described efforts to improve highway safety by reducing direct highway access points and directing 
traffic toward intersections with turn lanes. The proposed Wildcat Road vacation and dedication were discussed 
as part of the Town’s broader road planning efforts. The Mayor explained that the existing access had not been 
approved by UDOT and that the proposed alignment would provide alternative access. The Mayor also discussed 
property dedications and stated that approximately two acres of private property would be contributed to the 
roadway changes. The Commission asked about maintaining access to affected properties, and the Mayor 
described planned alternative connections. 

MOTION: Commissioner Riding motioned, “I move to recommend approval of the proposed vacation of 
portions of the existing Wildcat Road public right-of-way as shown on the Wildcat Road vacation plat to the 
Town Council.” 

SECOND: The motion was seconded by Commissioner Harsh. 

VOTE: Chairman Farrar called for a vote: 

    Commissioner Harsh - Aye 
    Chairman Farrar - Aye 
    Commissioner Hood - Aye 
    Commissioner Riding - Aye 
    Commissioner Paxton - Aye 
Motion carried. 

8. Proposed Wildcat Road Dedication. 

The Commission reviewed the proposed roadway dedication and discussed construction responsibilities. The 
Mayor stated that the Town would construct the road to Town standards and described anticipated roadwork, 
possible contributions toward costs, and relocation of fencing on the affected property. 
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MOTION: Commissioner Hood motioned, “I move to recommend approval of the proposed Wildcat Road 
dedication as shown on the Wildcat Road dedication plat to the Town Council.” 

SECOND: The motion was seconded by Commissioner Riding. 

VOTE: Chairman Farrar called for a vote: 

    Commissioner Harsh - Aye 
    Chairman Farrar - Aye 
    Commissioner Hood - Aye 
    Commissioner Riding - Aye 
    Commissioner Paxton - Aye 
Motion carried. 

9. Proposed Coyote Crossing Road Dedication, Parcel AV-1-3-5-211. 

Chairman Farrar explained that the dedication would establish a public right-of-way between Main Street and 
Coyote Crossing Road. The existing roadway had road base, and the Town would assume maintenance 
responsibility. The Mayor stated that the easement would be donated without compensation and that minor 
work might include adjusting narrow gates, fencing, and cattle guards. 

MOTION: Commissioner Hood motioned, “I’ll make a motion to approve and accept the Coyote Crossing Road 
dedication on Parcel AV-1-3-5-211, as shown on the dedication plat, subject to completion and recording of 
the final documents.” 

SECOND: The motion was seconded by Commissioner Riding. 

VOTE: Chairman Farrar called for a vote: 

    Commissioner Harsh - Aye 
    Chairman Farrar - Aye 
    Commissioner Hood - Aye 
    Commissioner Riding - Aye 
    Commissioner Paxton - Aye 
Motion carried. 

10. Zone Change for Parcel AV-1365-I from OST to AG-10, Ordinance O-2026-23. 

Chairman Farrar explained that the proposed simple lot subdivision required a zone change from Open Space 
Transition (OST) to Agricultural 10 Acres (AG-10). The applicant’s representative explained that the 
approximately 20-acre property would be divided into two 10-acre parcels. The northern parcel would remain in 
its current condition, and the southern parcel contained an existing residence and utilities. No further 
subdivision was proposed. The Commission discussed the parcel sizes and the relationship between the zone 
change and lot split. 

MOTION: Chairman Farrar motioned, “We recommend approval on the zone change to parcel AV-1365-I from 
Open Space Transition to AG-10 for applicant Alex Fledderjohn, Ordinance O-2026-23.” 

SECOND: The motion was seconded by Commissioner Hood. 

VOTE: Chairman Farrar called for a vote: 

    Commissioner Harsh - Aye 
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    Chairman Farrar - Aye 
    Commissioner Hood - Aye 
    Commissioner Riding - Aye 
    Commissioner Paxton - Aye 
Motion carried. 

11. Simple Lot Subdivision Application for AV-1365-I. 

The Commission considered the division of the 20-acre parcel into two 10-acre parcels. Chairman Farrar clarified 
that subdivision approval would be contingent upon Town Council approval of the proposed zone change. The 
Mayor explained that the Planning Commission would approve the lot split, while the Town Council would 
consider the zone change. No further questions were raised. 

MOTION: Chairman Farrar motioned, “We approve the simple lot subdivision application for AV-1365-I, 
pending the Town Council approves the zone change for the parcel from OST to AG-10.” 

SECOND: The motion was seconded by Commissioner Harsh. 

VOTE: Chairman Farrar called for a vote: 

    Commissioner Harsh - Aye 
    Chairman Farrar - Aye 
    Commissioner Hood - Aye 
    Commissioner Riding - Aye 
    Commissioner Paxton - Aye 
Motion carried. 

APPROVAL OF MINUTES 

12. Minutes: September 9, 2026 - Planning Commission Hearing and Meeting. 

The Commission reviewed the September 9, 2026, meeting minutes. No corrections or revisions were proposed. 

MOTION: Commissioner Hood motioned to approve the minutes of the September 9, 2026, Planning 
Commission Hearing and Meeting. 

SECOND: The motion was seconded by Commissioner Riding. 

VOTE: Chairman Farrar called for a vote: 

    Commissioner Harsh - Aye 
    Chairman Farrar - Aye 
    Commissioner Hood - Aye 
    Commissioner Riding - Aye 
    Commissioner Paxton - Aye 
Motion carried. 

ADJOURNMENT 

MOTION: Commissioner Harsh motioned to adjourn. 

SECOND: The motion was seconded by Chairman Farrar. 
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VOTE: Chairman Farrar called for a vote: 

    Commissioner Harsh - Aye 
    Chairman Farrar - Aye 
    Commissioner Hood - Aye 
    Commissioner Riding - Aye 
    Commissioner Paxton - Aye 
Motion carried. 

The meeting adjourned at 6:19 PM. 

 

 

Date Approved: _______________________ 

 

Approved BY: _________________________     Attest BY: _________________________ 

Chairman | Bradley Farrar                                    Recorder | Jenna Vizcardo 
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