
 

 

PLANNING COMMISSION HEARING AND MEETING 

1777 N Meadowlark Dr, Apple Valley 
Wednesday, October 08, 2025 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, 
October 08, 2025, 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 | Kael Hirschi 

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. Simple Lot Split Subdivision Application for parcel: AV-1354-B, (7 new parcels), Applicant: Alan 
Dockstader. 

2. Ordinance O-2025-34, Proposed Zone Change, Open Space Transition Zone (OST) to Agricultural 5 
Acres Zone (AG-5) for AV-1351-C, 325 N Cougar Ln, Applicant: Joseph and Kituran Neppl. 

3. Ordinance O-2025-35, Amend Title 10.28.150 Utility Requirements. 

4. Ordinance O-2025-36, Repeal Title 10.28.130 Minimum Height Of Main Building. 

DISCUSSION AND POSSIBLE ACTION ITEMS 

5. Simple Lot Split Subdivision Application for parcel: AV-1354-B, (7 new parcels), Applicant: Alan 
Dockstader. 

6. Ordinance O-2025-34, Proposed Zone Change, Open Space Transition Zone (OST) to Agricultural 5 
Acres Zone (AG-5) for AV-1351-C, 325 N Cougar Ln, Applicant: Joseph and Kituran Neppl. 

7. Ordinance O-2025-35, Amend Title 10.28.150 Utility Requirements. 

8. Ordinance O-2025-36, Repeal Title 10.28.130 Minimum Height Of Main Building. 

9. Stewart Riding - Application - Appear Before The Planning Commission. 

APPROVAL OF MINUTES 

10. Minutes: September 10, 2025 - 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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Proposal: Zone Change 
Current Zone: OST 
Proposed Zone: A-5 
Acres: 5.01 
Project location: AV-1351-C 
Number of Lots: 1 
Report prepared by Eldon Gibb, Planning Consultant with Shums Coda  

The applicant is proposing to change the zoning from the current OST to a proposed A-5.  The 
property is located at 325 North Cougar Lane (AV-1351-C) and is 5.01 acres in size.  As stated in 
the application the purpose for the zone change is to align the zoning of this property with 
neighboring parcels.  

The property is currently zoned OST. Surrounding zoning is RE-1 to the north, RE-20 to the east, 
RE-5 to the south and Open Space Conservation (OSC) to the west. The General Plan for this 
property is Agricultural. The applicant is asking to change the zone from OST to A-5 which is in 
line with the General Plan map.   

When looking at Section 2 of the General Plan, it is apparent that this zone change is in line with 
section 2.3 - Major Land Use Themes - as this proposal would require lots to be 5 acres in size or 
larger.  Furthermore, in section 2.4 - Land Use Goals it is stated as a goal, “Maintain the 
small-town, rural feel of Apple Valley”.  It appears this zone change application is in line with the 
intent of the General as it would create larger lot sizes and help preserve the agricultural and 
historic heritage of Apple Valley.  

Access to the property is off of 400 North. The town may want to look at roadway connectivity 
in this area and consider the possibility of Cougar Ln connecting to 400 North.    
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TOWN OF APPLE VALLEY  
ORDINANCE O-2025-34 

 
AN ORDINANCE CHANGING THE ZONING CLASSIFICATION OF PARCEL AV-1351-C FROM OPEN SPACE 
TRANSITION ZONE (OST) TO AGRICULTURAL 5 ACRES ZONE (AG-5) 

 
WHEREAS, the Town of Apple Valley (“Town”) has petitioned to rezone parcel AV-1351-C from Open Space 
Transition Zone (OST) to Agricultural 5 Acres Zone (AG-5); and 
 
WHEREAS, the Planning Commission held a duly noticed public hearing on October 8, 2025, to consider the 
request and, in a meeting on the same date, voted to recommend approval of the zone change; and 
 
WHEREAS, the Town Council has reviewed the Planning Commission’s recommendation and finds that the 
proposed zone change aligns with the Town’s General Plan and serves a rational public interest; and 
 
WHEREAS, on October 15, 2025 the Town Council of Apple Valley, Utah, convened in a duly noticed and held 
meeting to consider the proposed amendment; 
 
NOW, THEREFORE, BE IT ORDAINED BY THE MAYOR AND TOWN COUNCIL OF THE TOWN OF APPLE VALLEY, 
UTAH, AS FOLLOWS: 
 
SECTION I: Zoning Amendment 
The zoning designation for parcel AV-1351-C is hereby changed from Open Space Transition Zone (OST) to 
Agricultural 5 Acres Zone (AG-5). 
 
SECTION II: Official Zoning Map Update 
The Official Zoning Map shall be amended to reflect this zoning change. 
   
SECTION III: Effective Date:   
This ordinance shall take effect immediately upon passage and adoption. 
 
PASSED AND ADOPTED by the Mayor and Town Council of the Town of Apple Valley, Utah, this 15th day of 
October, 2025. 
 
PRESIDING OFFICER 
 
 
_______________________________                _ 
Michael L. Farrar, Mayor  
    
ATTEST: 
 
_______________________________________    
Jenna Vizcardo, Town Clerk/Recorder 
 
VOTE RECORD:    AYE      NAY         ABSENT   ABSTAIN 
Mayor | Michael Farrar   _______   _______   _______   _______      
Council Member| Kevin Sair  _______   _______   _______   _______ 
Council Member | Annie Spendlove _______   _______   _______   _______ 
Council Member | Scott Taylor  _______   _______   _______   _______ 
Council Member | Richard Palmer _______   _______   _______   _______           
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APPLE VALLEY
ORDINANCE O-2025-35

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

SECTION 1: AMENDMENT “10.28.150 Utility Requirements” of the
Apple Valley Land Use is hereby amended as follows:

A M E N D M E N T

10.28.150 Utility Requirements

A. In all areas of the town where a building permit is required, connection shall be made
to public sewer, water, electrical and telephone services where these services are
available. Electric companies shall not provide any electrical connection of any kind
until first approved by the building official. All lots shall be served by Town of Apple
Valley Water Department Big Plains Water Special Service District and the town
public works department. A waste disposal system approved by the Ash Creek Special
Service District department and the town engineer shall also be approved prior to
issuing any building permit.

B. For all building lots not located in platted and recorded subdivisions, all applicable
provisions of AVLU Title 11 section 5, shall apply to those lots and shall be required
as a condition of obtaining a building permit and shall include, but not be limited to,
the following:

1. Water supply and development.
2. Street improvements.
3. Electrical and telephone connections.
4. Fire hydrants and fire flow.
5. Traffic control and directional signs.
6. A site drainage plan.
7. A "dry" sewer line may be required to be installed from the location of any

septic tank proposed to be used, and shall be extended to the front property
line for future connection to a sewer system.
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AYE NAY ABSENT ABSTAIN

Mayor | Michael Farrar

Council Member | Kevin Sair

Council Member | Annie Spendlove

Council Member | Scott Taylor

Council Member | Richard Palmer

SECTION 2: REPEALER CLAUSE All ordinances or resolutions or parts
thereof, which are in conflict herewith, are hereby repealed.

SECTION 3: SEVERABILITY CLAUSE Should any part or provision of
this Ordinance be declared by the courts to be unconstitutional or invalid, such decision shall
not affect the validity of the Ordinances a whole or any part thereof other than the part so
declared to be unconstitutional or invalid.

SECTION 4: EFFECTIVE DATE This Ordinance shall be in full force and
effect from October 15, 2025.

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-2025-36

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

SECTION 1: REPEAL “10.28.130 Minimum Height Of Main Building” of
the Apple Valley Land Use is hereby repealed as follows:

R E P E A L

10.28.130 Minimum Height Of Main Building

No dwelling shall be erected to a height of less than one story without approval of the planning
commission.

SECTION 2: REPEALER CLAUSE All ordinances or resolutions or parts
thereof, which are in conflict herewith, are hereby repealed.

SECTION 3: SEVERABILITY CLAUSE Should any part or provision of
this Ordinance be declared by the courts to be unconstitutional or invalid, such decision shall
not affect the validity of the Ordinances a whole or any part thereof other than the part so
declared to be unconstitutional or invalid.

SECTION 4: EFFECTIVE DATE This Ordinance shall be in full force and
effect from October 15, 2025.
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AYE NAY ABSENT ABSTAIN

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

Wednesday, September 10, 2025 at 6:00 PM 
 

MINUTES 
CALL TO ORDER - Chairman Farrar called the meeting to order at 6:00 PM 

PLEDGE OF ALLEGIANCE AND MOMENT OF SILENCE 

ROLL CALL 
PRESENT 
Chairman Bradley Farrar 
Commissioner Lee Fralish 
Commissioner Garth Hood 
Commissioner Stewart Riding 
ABSENT 
Commissioner Kael Hirschi 

CONFLICT OF INTEREST DISCLOSURES 

None declared.  

HEARING ON THE FOLLOWING 

1. Ordinance O-2025-33, Proposed Zone Change, Open Space Transition Zone (OST) to Agricultural 10 
Acres Zone (AG-10) for AV-1354-B, Applicant: Alan Dockstader. 

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

 

2. Simple Lot Split Subdivision Application for parcel: AV-1311-V, 2745 N Purple Sage Rd (3 new parcels), 
Applicant: Jordan Holm. 

Chairman Farrar opened the public hearing. 

Public comments were received as follows: 

• Resident Margaret Ososki stated that the lots had already been recorded with the county as of 
August 18. She expressed concerns that Lot 1 was landlocked, the application lacked a subdivision 
name, drainage plan, and road frontage, and Lot 3 did not meet RA-5 zoning requirements. 

• Resident Mark Parker stated that the property across from him had previously been involved in an 
illegal lot split and expressed concern that the current request represented a continuation of that 
issue. He raised objections to additional lots being created, citing existing problems with property 
maintenance, storage of construction equipment, and the possibility of intensive agricultural uses. 

• Resident Rich Ososki stated that the property had been a concern in the Gooseberry area for many 
years. He expressed concerns about the lack of enforcement related to animals, noting that they 
were not well cared for and that the condition of the property negatively affected the 
neighborhood’s appearance. 
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• Resident Patricia Parker stated that odors from the property were so strong that it was difficult to 
walk nearby without covering one’s face. She added that the property was not properly 
maintained or cleaned. 

Chairman Farrar closed the public hearing.  

 

DISCUSSION AND POSSIBLE ACTION ITEMS 

3. Ordinance O-2025-33, Proposed Zone Change, Open Space Transition Zone (OST) to Agricultural 10 
Acres Zone (AG-10) for AV-1354-B, Applicant: Alan Dockstader. 

Mayor Farrar summarized that the applicant requested rezoning 80 acres from OST to AG-10 to divide 
it into eight 10-acre parcels for family use. Commissioners discussed the application, noting 
consistency with the general plan and low-density land use. 

 
MOTION:   Commissioner Hood motioned that we recommend approval of Ordinance O-2025-33, the 

Proposed Zone Change, Open Space Transition Zone to AG-10 for AV-1354-B, Applicant: Alan 
Dockstader. 

SECOND: The motion was seconded by Commissioner Fralish.  
VOTE:  Chairman Farrar called for a vote: 
 
  Commissioner Fralish - Aye 

Chairman Farrar - Aye 
  Commissioner Hood - Aye 
  Commissioner Riding - Aye 
  Commissioner Hirschi - Absent 
 
 The vote was unanimous and the motion carried. 
 
 

4. Simple Lot Split Subdivision Application for parcel: AV-1311-V, 2745 N Purple Sage Rd (3 new parcels), 
Applicant: Jordan Holm. 

 
Mayor Farrar explained that the 20-acre property near Gooseberry had recently been rezoned to RE-5 
and that the applicant sought three new parcels under Utah’s simple lot split law, which does not 
require drainage, infrastructure, or Town Council review. He noted the split aligned with the general 
plan, preserved five-acre lots, and that animal concerns should be addressed through nuisance 
complaints. 

 
Commissioner Hood stated that issues such as odors or construction use were separate from the 
application. Commissioners confirmed that Lot 3 was adjusted to provide road access and that access 
requirements could be addressed in the motion if needed. 

 
Commissioner Riding asked about the history of an illegal lot split. It was explained that while the 
property had once been recorded with the county without Town approval, the matter was later 
resolved and the lots are now legal.  
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Commissioners discussed enforcement concerns but agreed the applicant was now following the 
proper process. Chairman Farrar concluded that the application was legal and that nuisance issues 
should be handled separately. 

 
MOTION:   Commissioner Hood motioned that we approve the Simple Lot Split for parcel: AV-1311 for 

2745 North Purple Sage Rd for three new parcels for applicant Jordan Holm.  
SECOND: The motion was seconded by Commissioner Fralish.  
VOTE:  Chairman Farrar called for a vote: 
 
  Commissioner Fralish - Aye 

Chairman Farrar - Aye 
  Commissioner Hood - Aye 
  Commissioner Riding - Aye 
  Commissioner Hirschi - Absent 
 
 The vote was unanimous and the motion carried. 
 
 

APPROVAL OF MINUTES 

5. Minutes: August 13, 2025 - Planning Commission Hearing and Meeting. 
 

MOTION:   Commissioner Fralish motioned we approve the minutes for 8.13.2025 - Planning 
Commission Hearing and Meeting. 

SECOND: The motion was seconded by Commissioner Riding.  
VOTE:  Chairman Farrar called for a vote: 
 
  Commissioner Fralish - Aye 

Chairman Farrar - Aye 
  Commissioner Hood - Aye 
  Commissioner Riding - Aye 
  Commissioner Hirschi - Absent 
 
 The vote was unanimous and the motion carried. 

 

ADJOURNMENT 
 

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

Chairman Farrar - Aye 
  Commissioner Hood - Aye 
  Commissioner Riding - Aye 
  Commissioner Hirschi - Absent 
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 The vote was unanimous and the motion carried. 
 
Meeting adjourned at 6:17 PM 

 

 

 

 

Date Approved: _______________________ 

 

 

 

Approved BY: _________________________   Attest BY: ________________________ 

Chairman | Bradley Farrar       Recorder | Jenna Vizcardo 
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