
 

 

PLANNING COMMISSION HEARING AND MEETING 

1777 N Meadowlark Dr, Apple Valley 
Wednesday, June 11, 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, 
June 11, 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. Ordinance O-2025-21: Zone Change from Open Space Transition (OST) to Rural Estates 1 Acre (RE-1.0) 
for preparation for residential development in the future, affecting 61.78 acres on parcel AV-1329-B.  

DISCUSSION AND POSSIBLE ACTION ITEMS 

2. Ordinance O-2025-21: Zone Change from Open Space Transition (OST) to Rural Estates 1 Acre (RE-1.0) 
for preparation for residential development in the future, affecting 61.78 acres on parcel AV-1329-B.  

3. Preliminary Site Plan for parcel AV-1335 regarding Event Center, Wedding Venue.  

APPROVAL OF MINUTES 

4. Minutes: May 14, 2025. 

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  
ORDINANCE O-2025-21 

 
AN ORDINANCE CHANGING THE ZONING CLASSIFICATION OF PARCEL AV-1329-B FROM OPEN SPACE 
TRANSITION ZONE TO RURAL ESTATES 1 ACRE ZONE  

 
WHEREAS, the Town of Apple Valley (“Town”) has petitioned to rezone parcel AV-1329-B from Open Space 
Transition Zone to Rural Estates 1 Acre Zone; and 
 
WHEREAS, the Planning Commission held a duly noticed public hearing on June 11, 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 June 18, 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-1329-B is hereby changed from Open Space Transition Zone to Rural Estates 
1 Acre Zone. 
 
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 18th day of June, 
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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Proposal: Event Center / Wedding Venue 
Proposal Includes: Event Center, Parking lot, Landscaping and Open Space 
Zones: C-2 Highway Commercial 
Acres: 5.03  
Project location: AV-1335 
Number of Lots: 1 
Report prepared by Eldon Gibb, Planning Consultant with Shums Coda  

Preliminary site plan: The proposal is new development and located South / East to the existing 
Goosberry Lodge development. The applicant is proposing to add a 3,500 sq.ft event center that 
will be equipped with a commercial kitchen, prep room, bridal suite and restrooms. The site will 
provide a 30’ foot wide access to a parking lot sized to hold 100 vehicles. The site will provide 
landscaping along with maintained open space and berms. The property is currently zoned C-2 
(Highway Commercial) and is adjacent to Highway 59.  The surrounding zoning is Tiny Homes to 
the north / west, Open Space to the south / east, Residential to the south / west and Highway 
59 running adjacent to the property.   

Event Centers are an approved use in this zone. Of the 3,500 sq. ft building, 2,000 sq. ft will be 
an event room. Required parking for this use is 1 parking space for every 35 sq. ft of floor area.  
Required parking for the site is 57 parking spaces plus additional spaces for employees, staff and 
equipment etc.  Parking is adequate for the proposal and appears to exceed the requirement 
with the proposed 100 parking spaces.  The parking lot shall be asphalt and/or concrete and if 
lighting is used to illuminate the parking lot, the lights shall be arranged to reflect light away 
from the adjoining premises where residential use occurs.  

Keeping in mind the residential uses adjacent to the property, the site plan does not show how 
the proposal will  buffer itself from the residential area.  This will need to be addressed on the 
site plan to show a decorative sight obscuring fence or a 10’ foot wide planting strip or a 
combination of both. Landscaping adjacent to highway 59 would also provide beautification to 
the area.  

As the development builds out the applicant should keep in mind the following Special 
Provisions: 

●​ Roads for the development shall meet fire code requirements and the parking lot shall 
be asphalt and/or concrete 

●​ Structure setbacks and height requirements shall meet Town Ordinance.  
●​ All materials and merchandise, except vehicles in running order, shall be stored in an 
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enclosed building or within an enclosure surrounded by a sight obscuring fence or wall of 
not less than six (6') feet in height, and no material or merchandise shall be stored to a 
height greater than that of the enclosing fence or wall 

●​ No trash, rubbish, weeds or other combustible material shall be allowed to remain on 
any lot outside of approved containers in any commercial zone. No junk, debris, or 
similar material shall be stored or allowed to remain on any lot in any commercial zone. 

●​ All solid waste storage facilities shall be located at the rear of the main building or else 
behind a sight obscuring fence or wall which will prevent the facility from being seen 
from a public street. 

●​ Where a commercial development adjoins any lot or parcel of ground in any residential 
zone, there shall be provided along the adjoining property line a decorative, sight 
obscuring fence, or a ten (10') foot wide planting strip, or any combination of fencing and 
landscaping which adequately protects the adjoining residential property. 

●​ No residential dwelling of any kind is permitted in any commercial zoning district. 
●​ All lighting shall be directed away from any residential use to protect neighboring 

properties from light pollution, and shielded from the night sky with no light emitted 
above a horizontal plane. Reference AVLU 10.26. 
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PLANNING COMMISSION HEARING AND MEETING 
1777 N Meadowlark Dr, Apple Valley 

Wednesday, May 14, 2025 at 6:00 PM 
 

MINUTES 
CALL TO ORDER, PLEDGE OF ALLEGIANCE  

Chairman Bradley Farrar called the meeting to order at 6:00 PM. The Pledge of Allegiance was recited.  

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

CONFLICT OF INTEREST DISCLOSURES 

No conflicts of interest were disclosed by the attending members. 

HEARING ON THE FOLLOWING 

1. Ordinance O-2025-17: Approval of Zone Change from Open Space Transition (OST) to Rural Estates 1 
Acre (RE-1.0) for the Gooseberry Springs Ranch Development, affecting parcels AV-2165, AV-2184, and 
AV-2182. 

Chairman Farrar opened the hearing.  

This zone change, concerning parcels AV-2165, AV-2184, and AV-2182, had already been approved as 
part of a development agreement involving developer Travis Holmes. Mayor Farrar explained that 
although the change was finalized previously, it was reintroduced on the agenda for official 
documentation and to associate it with a $43,000 payment received by the town. This action served to 
create a paper trail linking the transaction with the zoning update. 

No public comments.  

Chairman Farrar closed the hearing.  

2. Ordinance O-2025-18: Adopt Title 10.42 Beekeeping Regulations. 

Chairman Farrar opened the hearing.  

No public comments. 

Chairman closed the public hearing.  

3. Ordinance O-2025-20: An Ordinance Amending the Town of Apple Valley General Plan Map. 

 Chairman Farrar opened the hearing.  

 No public comments. 

 Chairman closed the public hearing.  
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DISCUSSION AND POSSIBLE ACTION ITEMS 

4. Ordinance O-2025-17: Approval of Zone Change from Open Space Transition (OST) to Rural Estates 1 
Acre (RE-1.0) for the Gooseberry Springs Ranch Development, affecting parcels AV-2165, AV-2184, and 
AV-2182. 

Chairman Farrar introduced the ordinance to formalize a zone change from OST to RE-1.0 for parcels 
AV-2165, AV-2184, and AV-2182. He noted the change was already in effect and this action served to 
update town records. With no further comments, the item was opened for a motion. 

 
MOTION:   Commissioner Riding moved that we approve O-2025-17 Zone Change from Open Space 

Transition to Rural Estates 1 Acre Zone (RE-1.0) for parcels AV-2165, AV-2184, and AV-2182. 
SECOND: The motion was seconded by Commissioner Fralish.  
VOTE:  Chairman Farrar called for a vote: 
 
  Commissioner Fralish - Aye 
  Commissioner Hirschi - Aye 

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

 

5. Ordinance O-2025-18: Adopt Title 10.42 Beekeeping Regulations. 

Mayor Farrar explained the ordinance followed state guidelines, with one addition requiring a water 
source near beehives to help keep bees on-site and reduce conflicts with nearby properties. He noted 
permits are handled by the state and must be posted at the hive location. 

Commissioner Riding asked about permitting, and Mayor Farrar clarified that the town does not issue 
permits. If issues arise, the state inspector handles enforcement. 

Chairman Farrar confirmed the ordinance aligned with state law and opened the item for a motion. 
 

MOTION:   Commissioner Fralish motioned we Adopt Ordinance O-2025-18: Beekeeping Regulations Title 
10.42. 

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

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

 

6. Ordinance O-2025-20: An Ordinance Amending the Town of Apple Valley General Plan Map. 
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Chairman Farrar introduced the ordinance to amend the Town’s General Plan Map. He stated that he 
and the mayor had worked with the GIS manager at Sunrise Engineering to ensure updates were 
accurate. The changes included corrections for zoning, recent MDA updates, and two parcels that were 
incorrectly listed as BLM land despite being privately owned. 

The most significant updates reflected changes from the AG-X program, which affected approximately 
4,000 acres. Once approved, the updated map would be published on the town website and GIS system. 

Commissioner Fralish expressed appreciation for the improved accessibility of the updated map. 
Chairman Farrar confirmed it would be posted online and displayed at Town Hall. He then opened the 
item for questions or a motion. 

 
MOTION:   Commissioner Riding moved that we approve Ordinance O-2025-20: An Ordinance Amending 

the Town of Apple Valley General Plan Map. 
SECOND: The motion was seconded by Commissioner Fralish.  
VOTE:  Chairman Farrar called for a vote: 
 
  Commissioner Fralish - Aye 
  Commissioner Hirschi - Aye 

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

 

7. Preliminary Site Plan Review for parcel: AV-1376-B-3 for Nuance Management LLC (Freedom Freeze 
Dry). 

Chairman Farrar introduced the site plan review and invited the applicant to address questions. He asked 
whether the facility would serve customers directly or operate as a warehouse. The applicant indicated 
limited truck activity and no customer storefront. 

Chairman Farrar noted the drawings referenced a septic system and advised checking with Ash Creek, 
which may require a level three system for lots under seven acres. The applicant confirmed approval 
from the health department. Chairman Farrar also reminded the applicant to comply with all Apple 
Valley and Big Plains standards for water and road materials. 

Water access was discussed, with the applicant planning to connect to an existing 10-inch line per 
guidance from the water department. Road access concerns were raised, including a discussion about 
ownership of 2000 South Road and possible culvert installation for drainage. The applicant confirmed 
intent to meet town standards. 

Commissioner Riding asked about traffic impact and access via Highway 59. The applicant responded 
that traffic would be minimal—approximately one truck every few days—and the business would 
employ about five people. 

Chairman Farrar concluded the discussion and moved to make a motion. 
 

MOTION:   Chairman Farrar motioned we approve the Preliminary Plan for parcel: AV-1376-B-3 given the 
applicant follows all of Apple Valley Design Standards and Specifications as well as Big Plains Special 
Service District Design Standards and all access to the development meet Fire Code.  
SECOND: The motion was seconded by Commissioner Fralish.  

29

Item 4.



 

Page 4 of 5 
 

VOTE:  Chairman Farrar called for a vote: 
 
  Commissioner Fralish - Aye 
  Commissioner Hirschi - Aye 

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

 

APPROVAL OF MINUTES 

8. Minutes: April 9, 2025. 

Chairman Farrar stated the April 9 minutes appeared accurate. No corrections were noted. 
 

MOTION:   Chairman Farrar motioned we approve the minutes of April 9, 2025. 
SECOND: The motion was seconded by Commissioner Riding.  
VOTE:  Chairman Farrar called for a vote: 
 
  Commissioner Fralish - Aye 
  Commissioner Hirschi - Aye 

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

Chairman Farrar - Aye 
  Commissioner Riding - Aye 
  Commissioner Hood - Absent   
 
 The vote was unanimous and the motion carried. 
 
 
The meeting adjourned at 6:13 PM. 
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Date Approved: _______________________ 
 
 
 

Approved BY: _________________________  Attest BY: ________________________ 
Chairman | Bradley Farrar      Recorder | Jenna Vizcardo  
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