
 
NOTICE AND AGENDA 

SANTA CLARA CITY COUNCIL MEETING 
Wednesday, December 13, 2023 

Time: 5:00 p.m.  
AGENDA 

 
Public Notice is hereby given that the Santa Clara City Council will hold a Regular Meeting in the City 
Council Chambers, located at 2603 Santa Clara Drive, Santa Clara, Utah on Wednesday December 13, 
2023, commencing at 5:00 PM. The meeting will be broadcast via You Tube linked on our website at 
https://sccity.org/meetings. 
 
1.  Call to Order    

 
2.  Opening Ceremony:  

     -  Pledge of Allegiance: Ben Shakespeare 
  - Opening Comments: Luke Merideth, Short Creek Dream Center, St. George Interfaith Council. 

 
3. Conflicts and Disclosures 
 

4. Working Agenda: 
 

A.  Public Hearing(s) 5:00 pm.  (None) 
 

Consent Agenda 
 1.  Approval of Claims and Minutes:    

1.                -  Nov. 8, 2023, Regular City Council Meeting Minutes  
2.                -  Nov. 8, 2023, Executive Session Minutes 
3.                -  Nov. 15, 2023, City Council Work Meeting Minutes 
4.                -  Dec. 5, 2023, Special City Council Meeting Minutes 
        -  Claims through December 13, 2023 

 
5.         2.  Calendar of Events:  

      -  Dec. 27, 2023, Regular City Council Meeting 
      -  Jan. 10, 2024, Regular City Council Meeting 
      -  Jan. 17, 2024, City Council Work Meeting 
      -  Jan. 24, 2024, Regular City Council Meeting 
 
   3. Cancel the Dec. 27, 2023 City Council Meeting 

 
B. General Business: 

 
    1.  Discussion and action to appoint Connie Hafen Hunter and Kayde Roberts to the Planning       

Commission.  Presented by Brock Jacobsen, City Manager. 
    
    2.  Discussion and action to consider the SHACK payment. Presented by Brock Jacobsen, 
       City Manager.  

 
 3. Discussion and action to consider approval of  Resolution 2023-17R for the Recertification 

of the Santa Clara Justice Court.  Presented by Brock Jacobsen, City Manager.  
 



               4.  Discussion and action to consider amending the Service Agreement between Santa Clara  
        City and Terri Forbes transcribing City Council, Planning Commission, Heritage, Hillside  
        and TRC Meetings.  Presented by Brock Jacobsen, City Manager. 
 
           5.  Discussion and action to consider approval of a Preliminary Subdivision Plat for the Pioneer 
                    Pointe Subdivision located at 400 East/Patricia Drive and Pioneer Parkway. Presented by Jim 
                    McNulty, City Planner. 

 
     6.  Discussion and action to consider a proposed Rezoning and Project Plan for property at the  
   intersection of Pioneer Parkway and future extension of Red Mountain Drive (Lots 1, 2, and  
   of the Silverado Santa Clara Subdivision), and directly east of the Harmon’s Shopping  
   Center. The applicant, Julian Stemmer, is proposing to rezone the property from the Planned 

 Development Residential, PDR Zone to the Planned Development Commercial, PDC Zone    
to allow for a mixed-use project including both commercial and residential uses and 
consider  approving Ordinance 2023-23. The subject properties are 14.27 acres.  Presented by 
Jim  McNulty, City Planner. 

 
    7.   Discussion and action to consider a proposed Rezoning and Historic District Overlay map  
      adjustment for property located at the southeast corner of Santa Clara Drive and Gates  
       Lane (Parcel #SC-6-2-16-435, described as 2.97 acres).  Granite Peaks Investment, LLC is  
      proposing a Rezoning of the subject property to allow for the R-1-10 Single Family/Historic 
    District Zone on a portion of the property (0.52 acres) with frontage on Santa Clara Drive, 
          with the remaining property (2.45 acres) with frontage along the future extension of  Bonnell 
          Trail to be with the RA Single-Family Zone and consider approving Ordinance 2023-24. 
          Additionally, the applicant has requested that the Historic District Overlay be adjusted on the 
          City Zoning Map to follow the described zoning boundary.  Presented by Jim McNulty, City  
          Planner. 

 
       8.. Discussion and action to consider a Subdivision Plat Amendment and Phasing Plan Update 
      For Coyote Landing at Deserts Edge.  The subject property is east of 400 East and north of  
      North Town Road.  Robert Smith, applicant.  Presented by Jim McNulty, City Planner. 
 

9.  Discussion and action to consider a proposed Code Amendment to Title 5, Chapter 5.04, 
       Business Licenses and Regulations and Title 9, Chapter 9.12.021, Excessive Noise Prohibited  
       and consider approving Ordinance 2023-25.  Presented by Jim McNulty, City Planner. 

 
    10. Discussion and action for approval to re-locate and upsize the north boundary pressure valve. 
          Presented by Dustin Mouritsen, Public Works Director.  
 

 11. Discussion and action to consider approval of the 2024 Notice of Public Hearings. Presented 
          by Chris Shelley, City Recorder.  
 
    12. Discussion and action to consider approval of the UAMPS Resolution 2023-16R, stating that  

Santa Clara City agrees to the terms and conditions of the Tax Certificate & Agreement             
Presented by Gary Hall, Power Director.  
 

13. Discussion and action to consider an amendment to the Black Desert Development  
      Agreement.  Presented by Matt Ence, City Attorney.  
 

 5. Reports:  
a.  Mayor / Council Reports: 

 



6.  Executive Session: 
 

7.  Adjournment: 
 
Note: In compliance with the Americans with Disabilities Act, individuals needing special accommodation during this meeting should 
notify the city no later than 24 hours in advance of the meeting by calling 435-673-6712. In accordance with State Statute and Council  
Policy, one or more Council Members may be connected via speakerphone or may by two-thirds vote to go into a closed meeting. 
 
Zoom Meeting Participants: Participants on the Zoom call is limited to City Staff, Council Members, and applicants on the agenda. 
Email calendar invitations will be sent out in advance of the meeting. Instructions for each meeting will include the meeting ID, and 
password to join. When joining the meeting your screen name must show your full name. Each applicant will be accepted into the 
meeting when their item is up for discussion. Please contact Chris Shelley at (435)673-6712 Ext. 203 with any questions regarding public 
meetings.  
 
The undersigned, duly appointed City Recorder, does hereby certify that the above notice and agenda was posted within the Santa Clara 
City limits on this 7th day of December 2023 at Santa Clara City Hall, on the City Hall Notice Board, at the Santa Clara Post Office, on 
the Utah State Public Notice Website, and on the City Website at http://www.sccity.org. The 2023 meeting schedule was also provided to 
the Spectrum on January 3, 2023.  
 
 
 
 
 
    
        _____________________________ 
        Chris Shelley – City Recorder     
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SANTA CLARA CITY COUNCIL MEETING MINUTES 
WEDNESDAY, NOVEMBER 8, 2023 

THE CITY COUNCIL FOR THE CITY OF SANTA CLARA, WASHINGTON COUNTY, 
UTAH, met for a Regular Meeting on Wednesday, November 8, 2023, at 5:00 p.m. in the City 
Council Chambers of the Town Hall at 2603 Santa Clara Drive, Santa Clara, Utah. Notice of the 
time, place, and agenda of the meeting was provided to The Spectrum and to each member of the 
governing body by emailing a copy of the Notice and Agenda to The Spectrum and also, along 
with any packet information, to the mayor and each council member, at least two days before the 
meeting. The meeting will be broadcast via YouTube linked on our website at 
https://sccity.org/meetings.  

Mayor:   Rick Rosenberg 
 
Council Members:  Denny Drake 
    Christa Hinton    
    Leina Mathis 
    Jarrett Waite     
 
Excused:   Ben Shakespeare 
    Dustin Mouritsen, Public Works Director 
 
City Manager:  Brock Jacobsen  
 
City Recorder:  Chris Shelley 
 
Others Present:  Matt Ence, City Attorney 
    Jim McNulty, Planning and Economic Development Manager 
    Cody Michell, City Engineer 
    Rich Rogers, Police Department  
    Gary Hall, Power Director 
    Ryan VonCannon, Parks Director 
    Andrew Parker, Fire Chief   
    Kristelle Hendrickson, Executive Assistant 
  
1. Call to Order. 
 
Mayor Rick Rosenberg called the meeting to order at 5:01 p.m. and welcomed those present.    
 
2. Opening Ceremony. 
 

A. Pledge of Allegiance:  Council Member Hinton 
 

B. Opening Comments:  Michelle King, The Church of Jesus Christ of Latter-
day Saints, St. George Interfaith Council. 
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3. Conflicts and Disclosures. 
 
Council Member Mathis had a disclosure for General Business Item 3. She serves as the account 
officer for one of the bids at the company she works for. 
 
4. Working Agenda. 
 

A. Public Hearings. 
 

i. None. 
 

B. Consent Agenda. 
 
i. Approval of Claims and Minutes. 

 
a. October 25, 2023, City Council Meeting Minutes. 
b. Claims through November 8, 2023. 

 
ii. Calendar of Events. 

 
a. November 15, 2023, City Council Work Meeting. 
b. November 22, 2023, Regular City Council Meeting (Canceled). 
c. November 23, 2023, Thanksgiving Day (City Offices Closed). 
d. November 24, 2023, (City Offices Closed). 

 
Council Member Hinton moved to APPROVE the Consent Agenda, as presented. Council 
Member Mathis seconded the motion. Vote on Motion: Council Member Mathis-Aye; 
Council Member Hinton-Aye; Council Member Drake-Aye; Council Member Waite-Aye. 
The motion passed unanimously.  
 

C. General Business. 
 

i. Audit Presentation. Presented by Steve Palmer, Hinton Burdick.  
 
Steve Palmer from HintonBurdick was present to share an audit presentation with the City Council. 
The Fiscal Year 2023 audit was recently completed. Each time an audit is conducted, there are a 
number of reports issued. The first was the most significant in the Independent Auditor’s Report. 
Mr. Palmer explained that the Independent Auditor’s Report was where an opinion was expressed 
on the financial statements of the City. For instance, whether they are presented in conformity with 
accepted accounting principles and if they are materially correct. Mr. Palmer reported that an 
unmodified or clean opinion had been issued on the City's financial statements. The second report 
issued was a report on Internal Control Over Financial Reporting and On Compliance. Within that 
report, there were several different levels of findings that could be issued, the most significant 
being a material weakness. One of lesser significance was a significant deficiency. There were no 
findings in either of the categories. Mr. Palmer noted that in the past, there was typically a finding 
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pertaining to audit entries. Through the hard work of the City that finding had been eliminated in 
the Fiscal Year 2023 audit.  
 
The last report issued was on City compliance with State matters as they pertain to finance. There 
was one minor finding because the City exceeded the budget in the General Government area by 
a small margin. Mr. Palmer reviewed the finances of the City at a high level. The net position of 
the City was just under $50 million at the end of the Fiscal Year. If someone took all of the City 
assets and subtracted the liabilities, that residual amount would be the net position. Over time, 
whether that number increased or decreased was a good indicator of whether the City’s financial 
health was improving or deteriorating. The net position for the City as a whole had increased by 
approximately $5 million in Fiscal Year 2023. The net position of the governmental activities had 
increased by $1.7 million, and the net position of the business-type activities had increased by $3.5 
million. Mr. Palmer reviewed five-year trends in the City. He shared a chart to illustrate the 
changes over time. The top line was assets, the middle line was equity, and the lower line was 
liabilities. Those trends had been fairly consistent from year to year.  
 
Mr. Palmer reviewed the cash trend for the General Fund from year to year. He reported that the 
top line on the chart indicated the total cash, and the bottom line indicated the unrestricted cash. A 
chart related to the Water Fund was shared next. The top line represented the operating revenues, 
and the bottom line represented the operating expenses. He noted that everything became more 
expensive during Fiscal Year 2023, so the expenses had increased quite a bit while revenues were 
flat. The Water Fund Cash Trend was reviewed. Mr. Palmer reported that the cash had remained 
fairly consistent and unrestricted cash increased slightly. He next reviewed the Sewer Fund chart. 
There was still a good margin between operating revenues and operating expenses, with both 
increasing. The Sewer Fund Cash Trend was shown, where the top line represented the total cash, 
and the bottom line represented the unrestricted cash. The Electric Fund had the most significant 
change from last year. Revenues and expenses had both increased significantly. He pointed out 
that the cost of power had increased a lot and the City had taken action to meet the demands of the 
increased costs. Despite the increased expenses, the revenues went up as well. The City had reacted 
well to those changes in market conditions, which was reflected in the data.  
 
The Storm Water Fund chart was reviewed. Mr. Palmer noted that in 2019, there was a significant 
spike in revenues. That was when the Federal Emergency Management Agency (“FEMA”) money 
came in from the landslides. After that, the amounts normalized. The expenses had been consistent 
from year to year since then. The Storm Water Fund Cash Trend chart was shared. The top line 
indicates the total cash, and the bottom line indicates the unrestricted cash for that fund.  
 
Mr. Palmer thanked everyone who assisted with the audit. When Hinton Burdick came in, a lot of 
information was requested, and a lot of questions were asked. He knew that the process was not 
easy on City Staff, because they had to perform all of their regular duties and respond to all of the 
audit-related inquiries as well. Everyone in the City had been wonderful to work with and went 
out of their way to assist with the audit process. He reiterated his appreciation for their efforts and 
engagement. Mr. Palmer shared his contact information in case anyone had audit questions.  
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ii. Amendment to City Manager’s Contract. Presented by Brock 
Jacobsen, City Manager.  

 
Mayor Rosenberg noted that there had been some discussion about the item during the Work 
Meeting. City Attorney, Matt Ence, reported that a request had been made by City Manager, Brock 
Jacobsen, for the Council to look at some proposed changes to the City Manager’s Contract. This 
was prompted by what had been witnessed in other areas around the country. Mr. Ence worked 
with Mr. Jacobsen on the proposals and some revisions have been suggested. The main change 
proposed to the contract had to do with a situation where the City wanted to terminate the City 
Manager involuntarily, without cause. Some protective language had been added so the 
termination could only occur after the full City Council and Mayor had been seated for at least six 
months. The idea behind that was to depoliticize the City Manager position. Mr. Ence clarified 
that this change would not impact the ability to terminate the City Manager with cause. 
 
Council Member Mathis believed there would need to be a unanimous vote. Mr. Ence confirmed 
that a unanimous vote would be needed to fire the City Manager involuntarily without cause.  
 
Council Member Drake moved to APPROVE the Amendment to the City Manager’s 
Contract. Council Member Waite seconded the motion. Vote on Motion: Council Member 
Mathis-Aye; Council Member Hinton-Aye; Council Member Drake-Aye; Council Member 
Waite-Aye. The motion passed with the unanimous consent of the Council.  
 

iii. Discussion and Action to Consider Approval of a Lighting Bid 
Upgrading the Original Fluorescent and Incandescent Lights to LEDs 
throughout City Hall. (Main Level, Upper Level, Museum, Exterior 
Lights, and Parking Lot Lights). Presented by Cody Mitchell, Building 
Official.  

 
Building Official, Cody Mitchell, reported that the above item involves approval of a lighting bid 
that would upgrade the original fluorescent and incandescent lights to LEDs throughout City Hall. 
Mr. Mitchell reported that he had reached out to some contractors. One was PR Electric Inc. who 
had come in mid-year to upgrade the lighting control systems. He also reached out to a number of 
local electricians, and one responded. Ence Electric Inc. was the responding contractor. A few 
lights outside had been missed in that bid, so there was a discrepancy in the cost. That total would 
be $67,183 once appropriate changes were made to the cost estimate.  
 
Currently, throughout the building, there were a number of fixtures that were down. It was time to 
either put new life into the old fluorescent fixtures or move to LED lights. Mr. Mitchell believed 
it made more sense to transition the building to LED lights instead of fluorescent lights. Council 
Member Drake noted that there was a significant difference between the two bids that were 
received. He wondered whether a review had been conducted to make sure the work conducted 
would be the same. Mr. Mitchell confirmed this. The main difference was that PR Electric Inc. 
came out of northern Utah and wanted to come down and do the work in phases. Council Member 
Drake felt it made sense to choose the more affordable bid as it would save the City a lot of money.  
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Mr. Mitchell spoke to Ence Electric, Inc. regarding their availability. Based on those discussions, 
the work was three to four weeks out. However, that was well within the acceptable range. Council 
Member Hinton wondered whether this included an upgraded system for the lighting, such as 
dimming or timing the lights. Mr. Mitchell denied this and explained that PR Electric Inc. had 
already been awarded that bid earlier in the fiscal year. Discussions were had about lighting needs. 
Council Member Waite liked the idea of working with a local contractor on this project. It was 
noted that the switch to LED lights would make it possible to reduce energy costs over time. 
Council Member Hinton wondered whether an electrician would need to change the LED bulbs 
when those burnt out. Mr. Mitchell reported that those could be changed by City Staff.  
 
Council Member Drake moved to APPROVE a Lighting Bid from Ence Electric Inc. 
Upgrading the Original Fluorescent and Incandescent Lights to LEDs throughout City Hall, 
for $67,183. Council Member Hinton seconded the motion. Vote on Motion: Council Member 
Mathis-Aye; Council Member Hinton-Aye; Council Member Drake-Aye; Council Member 
Waite-Aye. The motion passed with the unanimous consent of the Council.  
 

iv. Discussion and Action to Consider Approval of Ordinance 2023-22, an 
Ordinance Enacting a Temporary Land Use Regulation to Allow for 
Study and Potential Adoption of New or Revised Design Standards for 
the Historic District Zone. Presented by Matt Ence, City Attorney. 

 
Mr. Ence reported that direction had been given to look into the possibility of implementing a 
Temporary Land Use Regulation to facilitate the review, study, and potential adoption of new 
design standards for the Historic District Zone. A Temporary Land Use Regulation could only be 
enacted for a maximum period of 180 days. What was proposed was a regulation, also commonly 
referred to as a moratorium, on new land use approvals in the area of the Historic District Zone.  
 
The Heritage Commission was created to advise the Planning Commission and City Council on 
land use applications in the Historic District Zone. Looking at their responsibilities, the 
Commission was empowered to function as a Design Review Committee. It was during that review 
process that design guidelines were applied. Mr. Ence reported that the proposed Temporary Land 
Use Regulation stated that for 180 days, there would be no applications considered for land use 
approvals in that overlay zone that would require the review of the Heritage Commission. That 
would cover any land use applications, new construction, exterior design changes, any kind of 
demolition, relocation, or improvements in the Historic District Zone as well as changes to any 
historic buildings. It also included construction or modification of any sign.  
 
Mayor Rosenberg reported that there had been a discussion about creating an Advisory Committee 
to work with the Heritage Commission. That would allow for additional citizen input during the 
process. The intention was to develop architectural and design guidelines that would primarily 
impact commercial development within the downtown area. Mayor Rosenberg had reached out to 
a number of citizens to serve on that Committee, and all had accepted. He appreciated their 
willingness to work with City Staff and the Heritage Commission. The citizens who would serve 
on the Advisory Committee had attended public hearings and participated in some of the petitions 
relative to the downtown area. There was a wonderful mixture of participants, which was 
important. Mimi McKenna and Mandy Gubler had both agreed to work with the Committee. There 
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would also be a Planning Commissioner participating on the Committee. Additionally, an architect 
in St. George had agreed to consult with the Committee for an hourly rate. Some City 
Staff would participate on the Committee as well, including Jim McNulty and Matt Ence.  
 
It was anticipated that the Advisory Committee would meet right after the Thanksgiving holiday. 
From there, deliberations would begin. If the City Council approved Ordinance 2023-22, there 
would be 180 days to look into new design guidelines. Mayor Rosenberg explained that if no 
changes were made to the code after 180 days, it would revert back to the existing code. He 
reiterated his appreciation for those willing to serve on the Advisory Committee and participate. 
City Staff would share updates with the City Council as the discussions moved forward. Mayor 
Rosenberg informed those present that the Advisory Committee Meetings would be public. It 
would be possible for citizens to attend and listen to what was said. The Council had previously 
expressed a desire to review the existing standards and draft new commercial design standards.  
 
Council Member Drake thought it made sense to look into the standards and guidelines. Council 
Member Waite believed the proposed approach would prevent a lot of conflicts. It also clearly set 
out a timeline, so developers understood that the City was working towards a solution. Council 
Member Hinton agreed and appreciated that there were citizens willing to serve. She wondered 
whether additional feedback had been received after the last City Council Meeting on the matter. 
Mayor Rosenberg denied this but believed there would be feedback received in the next 180 days.  
 
Mr. Ence explained that this was a Temporary Land Use Ordinance and the Council needed to 
make a finding of Compelling, Countervailing Public Interest. As a result, some findings were 
proposed in the ordinance. The idea was that the City Council was making specific findings 
regarding the importance of this process for the general health, safety, and welfare of citizens. 
Some of that reasoning was identified in the findings. Council Member Mathis asked whether 
those findings should be read aloud as part of the motion. Mr. Ence asked that the motion mention 
that the decision was based on the finding of Compelling, Countervailing Public Interest and 
reference the findings in the ordinance. The version of the ordinance in the Meeting Materials 
Packet stated that it was for six months, but it should be stated in terms of days, which was 180.  
 
Council Member Mathis moved to APPROVE Ordinance 2023-22, an Ordinance Enacting 
a 180 Day Temporary Land Use Regulation to Allow for Study and Potential Adoption of 
New or Revised Design Standards for the Historic District Zone, with the findings listed in 
the Compelling and Countervailing Public Interest in the ordinance, as presented. Council 
Member Hinton seconded the motion. Vote on Motion: Council Member Mathis-Aye; 
Council Member Hinton-Aye; Council Member Drake-Aye; Council Member Waite-Aye. 
The motion passed with the unanimous consent of the Council.  
 
5. Reports. 
 

A. Mayor/Council Reports. 
 
Council Member Mathis reported that Samichlaus Abend: Swiss Santa Night will take place on 
December 6, 2023, at 6:30 p.m. The posters had been made and advertisements would be shared 
on social media pages shortly. Council Member Mathis reported that the Youth Council met last 
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week. There was a full Council present and there was a public safety evening held where Council 
Members were able to visit the Fire Station and receive information about public safety in the City.  
 
Council Member Hinton discussed Follow the Flag, where veterans would be honored in Snow 
Canyon Park. The largest flag in the country would hang between two parts of the canyon and 
would be there for one week. It would be unveiled on Saturday as part of a Veterans Day program. 
Council Member Hinton reported that she attended the Westside Baptist Church's 30th anniversary.  
 
Council Member Drake reported that there had been a meeting with the Solid Waste District. The 
bids were reviewed at that time. Three bids have been presented and will continue to be reviewed. 
Those ranged between $6.1 million to $6.9 million. Clarification was requested about the costs. 
There will be another meeting on November 13, 2023, to further review the bids.  
 
Council Member Waite had received some comments about the noise from food trucks near his 
home. City Staff was working on some regulations and had been testing the decibel levels. It was 
noted that drafted language would be reviewed by the City Council at the next meeting. 
Discussions were had about the locations of the food trucks and the noise generated from the use. 
Council Member Waite believed having an ordinance would be beneficial because it would allow 
code enforcement to ensure that the food trucks were not creating issues for nearby residents. 
 
Mayor Rosenberg reported that the Mayors Association Meeting had been postponed until 
November 14, 2023. The Flood Control Authority met last night and approved the budget for 2024. 
It provided approximately $80,000 to Santa Clara to do some investigation work regarding 
cleaning the sediment out of the Tuacahn Wash Lower Detention Basin and to do some erosion 
protection on the Santa Clara River by Swiss Village. It would also be used for vegetation removal. 
 
Mayor Rosenberg informed those present that the curb and gutter were done on Vineyard. There 
were paving dates scheduled for November 21, 22, and 23, 2023. There had also been work done 
on Phase III with the water line and work was being done on some of the preliminary design. 
 
Planning and Economic Development Manager, Jim McNulty, noted that the Advisory Committee 
needed to schedule when the first meeting would take place. City Staff would reach out to 
participants. He believed the meeting would be scheduled after Thanksgiving or early December.  
 
6. Executive Session. 
 
Council Member Mathis moved to go into Executive Session to Discuss Pending Litigation. 
Council Member Drake seconded the motion. Vote on Motion: Council Member Mathis-
Aye; Council Member Hinton-Aye; Council Member Drake-Aye; Council Member Waite-
Aye. The motion passed with the unanimous consent of the Council. 
 
The Council was in Executive Session until 6:06 p.m.  
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7. Adjournment. 
 
Council Member Drake moved to ADJOURN. Council Member Waite seconded the motion. 
The motion passed with the unanimous consent of the Council.  
 
The City Council Meeting adjourned at 6:06 p.m. 
 
 
 
__________________________________ 
Chris Shelley 
City Recorder 
 
Approved:        
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SANTA CLARA CITY COUNCIL SPECIAL MEETING MINUTES 
TUESDAY, DECEMBER 5, 2023 

 
 
THE CITY COUNCIL FOR THE CITY OF SANTA CLARA, WASHINGTON COUNTY, 
UTAH, met for a Special Meeting on Tuesday December 5, 2023 at 4:30 p.m. at the 
City Hall located at 2603 Santa Clara Drive, Santa Clara, Utah. 
 
Present:            Mayor:      Rick Rosenberg  

 City Council:   Christa Hinton, Jarett Waite, Ben Shakespeare, Denny 
Drake. 

      City Manager: Brock Jacobsen             
City Recorder: Chris Shelley   

  
1. Call to Order: Mayor Rosenberg welcomed everybody and introduced the 

council members; he excused council member Leina Mathis from the meeting. 
 

2. Working Agenda: 
 
 
1. Santa Clara City Elections Canvass. Presented by Brock Jacobsen, City 

Manager. 
 

Brock passed out the packet that Melanie Abplanalp, the Elections 
Administrator with Washington County Clerk’s Office had emailed to the City. 
He went through the numbers. He stated that there were 2095 Votes with  
A turnout of 46.64%. There were 138 Ballots not counted due to several 
reasons such as returned past deadline, undeliverable, unsigned returned 
ballots, and signatures did not match. Santa Clara had 38 in-person votes.  

                Denny Drake asked how those numbers compared to last election. 
            Brock Jacobsen said it was fairly good. He then gave the official Results: 
 
  David Bond   1,144 
  Leina Mathis     784 
  Jarett Waite            1,363 
  Janene Burton 1,267 
 
  There were 15 Overvotes and 1,697 Undervotes. 
 
  Mayor asked for a motion to approve the 2023 Santa Clara Election Canvass.  
   

Motion to approve the 2023 Santa Clara City Election Canvas by Denny 
Drake, seconded by Christa Hinton 
Voting Aye: Denny, Jarett, Christa, & Ben 

       
The motion passed with the unanimous consent of the Council. 
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3.   Adjournment    

 
Motion by Jarett Waite, seconded by Ben Shakespeare with all members 
present voting aye. 

       The motion passed with the unanimous consent of the Council. 
 
       The City Council Meeting adjourned at 4:45 p.m. 
 

 
 
 
 
    ________________________    ________________ 
    Chris Shelley – City Recorder    Date Approved 
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SANTA CLARA CITY COUNCIL WORK MEETING  
WEDNESDAY, NOVEMBER 15, 2023 

MINUTES 

THE CITY COUNCIL FOR THE CITY OF SANTA CLARA, WASHINGTON COUNTY, 
UTAH, met for a Regular Meeting on Wednesday, November 15, 2023, at 5:00 p.m. in the City 
Council Chambers of the Town Hall at 2603 Santa Clara Drive, Santa Clara, Utah. Notice of the 
time, place, and agenda of the meeting was provided to The Spectrum and to each member of the 
governing body by emailing a copy of the Notice and Agenda to The Spectrum and also, along 
with any packet information, to the Mayor and each Council Member, at least two days before the 
meeting. The meeting will be broadcast via YouTube linked on our website at 
https://sccity.org/meetings.  

Mayor:   Rick Rosenberg 
 
Council Members:  Denny Drake  
    Christa Hinton    
    Leina Mathis 
    Ben Shakespeare 
    Jarrett Waite    
  
City Manager:  Brock Jacobsen (via Zoom) 
 
City Recorder:  Chris Shelley 
 
Others Present:  Cody Mitchell, City Engineer 

   Jim McNulty, Planning and Economic Development Manager (via  
    Zoom) 

    Dustin Mouritsen, Public Works Director     
    Ryan VonCannon, Parks Director 

   Andrew Parker, Fire Chief 
   Bob Flowers, Police Chief 

    Kristelle Hendrickson, Executive Assistant 
  

1. Call to Order. 
 
Mayor Rick Rosenberg called the meeting to order at 5:04 p.m. and welcomed those present.    
 
2. General Citizen Public Comment. 
 
There was no public comment.  
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3. Working Agenda. 
 

A. General Business. 
 

i. Presentation by Southwest Symphony and Heritage Choir. 
 
Lowry Snow was present representing the Southern Utah Performing Arts Foundation, Southwest 
Symphony, and Heritage Choir. Santa Clara is his hometown, and he was proud to be at the 
meeting. He shared a PowerPoint Presentation and identified Geri Rhodes as the President of the 
Heritage Choir, which has been in existence for 30 years with a membership of 200. Mr. Snow 
stated that his wife, Sheryl, is a member of the Choir as are many in the Santa Clara community. 
Also present at the meeting was the President of the Southwest Symphony, Alice Gardner. Both 
would share information during the presentation. Mr. Snow reported that a community-sponsored 
request was being made on behalf of the Southwest Symphony, Heritage Choir, and Utah Tech 
University. Mr. Snow reported that he serves as the Chair of the Southern Utah Performing Arts 
Foundation. The purpose of the foundation is to raise funds for worthy arts events. The mission 
and vision of the foundation were shared with Council Members for reference. 
 
Mr. Snow referenced the Cox Performing Arts Center. When it was first named, it was called the 
Cox Auditorium and some people still referred to it that way. The building was finished in 1986 
and had never had any major refurbishment or renovation. The building is now showing obvious 
signs of wear. It has served the community well for many years, but it is now time to look into 
renovations as the building is no longer adequate to serve the needs of the community. Mr. Snow 
pointed out that the Southwest Symphony and Heritage Choir have been around for a long time, 
but neither has a permanent home. The dream was that one day there would be a true Performing 
Arts Center in Washington County. The ability to fund that kind of building was out of reach. As 
a result, attention was turned back to the Cox Performing Arts Center.  
 
Mr. Snow believed it was possible to refurbish the Cox Performing Arts Center. It could be 
elevated to a standard that would speak well of the community and highlight the talent in the 
Southwest Symphony and Heritage Choir. Mr. Snow was brought on board to assist with that 
effort. The Cox Performing Arts Center needs a lot of work. He shared sample images with the 
Council. There is a real need for refurbishment. One of the first things he did was approach the 
University to let them know there was a desire to raise funds. The University was receptive to the 
idea but statutorily, the University has to get in line to fund major expenditures. Mr. Snow 
suggested the possibility of reaching out to the Legislature on behalf of the community. The 
University allowed them to take that approach.  
 
With the assistance of the Southwest Symphony and the Heritage Choir, an application was made 
to the Utah Legislature during the 2023 session. The Legislature appropriated $28 million for the 
renovation. Utah Tech University was very excited about the appropriation. Mr. Snow expressed 
his gratitude to the Legislature for the appropriation. The money was appropriated, and the design 
phase was now underway. It was anticipated that there would be a groundbreaking in the first 
quarter of 2024. The $28 million appropriation was not enough to cover all of the costs. The 
original estimates for the work were $38 million but those had since increased to $40 million. The 
intention was for the community to raise the additional funds needed.  
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Mr. Snow shared the architectural concept and clarified that it was not a rendering but would add 
clarity to what was envisioned. The renovated building would become an iconic part of the 
community. The location would be the same site as the Cox Performing Arts Center. It would be 
a gathering place for the community and University students. There was a 15-year written 
agreement with the University to ensure that the Southwest Symphony and Heritage Choir have 
defined days throughout the year to perform and rehearse. Another provision was that 
advertisements state that the building is the home of the Southwest Symphony and the Heritage 
Choir. All of those details were contained within the written agreement. 
 
Ms. Gardner was present representing the Southwest Symphony. The symphony was established 
in 1980 and started with four individuals. There are now over 90 members. She reported that the 
symphony rehearses weekly and performs throughout the season. A wide variety of music is 
performed to meet the needs of the diverse demographics in the community. Last month, 3,000 
third-grade students were hosted during educational outreach concerts. Education is prioritized 
within the community. Ms. Gardner reported that there are youth competitions and scholarship 
winners. Additionally, junior high and high school students were invited to perform during pre-
shows and concerts. The Southwest Symphony has been awarded the Best of State for the past five 
years in the orchestra category. The influence of the symphony continues to grow, which was 
wonderful to see. The symphony was pleased to come together with the Heritage Choir and Utah 
Tech University.  
 
Ms. Rhodes shared information about the Heritage Choir, which has been in existence for 30 years. 
She spoke about the power of music and how it can positively impact the community. 200 choir 
members donate approximately 65,000 hours of service per year in rehearsals and performances. 
When the choir performs, they come with risers and an organ. She hoped that the facility would 
eliminate some of the associated hassles because there would be both a rehearsal and performance 
facility available to the choir. Ms. Rhodes stressed the importance of the arts and explained that 
the choir represents a broad demographic.  
 
Ms. Gardner stressed the importance of the arts in the community. She explained that the facility 
will be a center for artistic excellence and not just an auditorium. The intention was to make the 
building a true Performing Arts Center. It will be a multi-purpose facility, which means that an 
adaptable event and rehearsal space will be built in. The lobby and courtyard will also be expanded 
so the building is inviting visitors. She reiterated that it will be the home of the Southwest 
Symphony and the Heritage Choir. Both names will be on the exterior. Ms. Gardner identified the 
location of the reception and gathering areas. They will be available for events in the community, 
as a meeting place, and could also be used for pre- and post-concert receptions. To the left, it was 
envisioned that there would be a rehearsal space for the groups.  
 
For the interior, the idea was to transform it into a modern adaptable space. The seating capacity 
would remain about the same because there would be aisles down the middle. Ms. Gardner 
explained that currently there are no aisles down the center, which makes it difficult for people to 
exit the building. She reported that a balcony would be added as well. The Cox Performing Arts 
Center was already built to accommodate a balcony, but it was not installed initially because of 
funding limitations. That meant it was possible to add the balcony there now.  
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Ms. Gardner believed the most essential element of the new facility was the fact that there would 
be upgraded acoustics and upgraded technical systems. This would enhance the experience for 
both patrons and performers. The renovations would also include an expanded box office, more 
restrooms, a concessions area, more elevators, updated green rooms, and additional storage. There 
was excitement that Utah Tech Live would be able to utilize the space as well. The facility would 
still be available for the university orchestra and symphonic band.  
 
Additional information about the Cox Performing Arts Center was shared. Ms. Gardner reported 
that it currently provides education, entertainment, and community engagement. She reviewed 
some of the events that have taken place there more recently. Everyone in the community can 
enjoy something at the Cox Performing Arts Center. That would continue to be true after the 
renovation. The idea was to be accessible and for the performances to appeal to a broad audience. 
Although the building was located on the Utah Tech University campus, it served the community 
at large for many distinct functions. People of all ages enjoy the performances. 
 
Mr. Snow explained that in some of his previous presentations, there were questions about whether 
the renovation was for the university or the community. He informed the Council that it would 
serve the community at large for decades to come. Mr. Snow was present to ask the City Council 
for a community donation. It would cost $40 million for the building renovations and $28 million 
was appropriated by the Legislature. There was currently a process underway to confirm building 
naming rights for a significant donation of $5 million. Mr. Snow noted that there had been meetings 
with Washington County Commissioners. Last week, they committed $1.3 million to the project. 
Private citizen donations were also raised. He reiterated that this is a community project and asked 
Santa Clara to consider donating. He noted that Santa Clara is an important part of Washington 
County.  
 
Mayor Rosenberg mentioned that he and Mr. Snow discussed the presentation earlier in the day. 
He believed it would be possible to support the work with a donation of some sort and noted that 
the donation could be made over two years. Mayor Rosenberg did not believe the Council was 
ready to commit to a specific dollar amount at the current time, but it was something that could be 
determined as the discussions continued. Council Member Shakespeare wondered if tourism 
dollars could be allocated to the project. Mr. Snow was not certain but noted that the County has 
been looking into that. There is an important segment of the community that has an interest in the 
arts just as there was a segment of the community that has an interest in recreation facilities. He 
noted that many in the community have used the Cox Performing Arts Center.  
 
Council Member Drake referenced the 15-year agreement that was made with the Southwest 
Symphony and the Heritage Choir. He wondered what would happen at the end of those 15 years. 
If it is intended to serve the community, he wanted to make sure it will continue to serve the 
community even after the terms in the 15-year written agreement have ended. Council Member 
Drake believed it made more sense for the agreement to be in perpetuity. Mr. Snow clarified that 
this will not be a jointly owned asset. It has to be owned by the University as a State institution. 
However, the written agreement was detailed and clearly outlined the rights given to the Southwest 
Symphony and Heritage Choir in exchange for the funds being raised. There was one benefit to 
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the building being owned by the University, which was the operations and maintenance costs. 
There were some options to extend the 15-year period that was built into the contract.  
 
Council Member Drake suggested that there be an extension to the 15-year period. He pointed out 
that the community and cities will contribute approximately 25% of the facility costs upfront. He 
believed that should secure something better than a 15-year lease. Mr. Snow understood what 
Council Member Drake was saying. He agreed that it would be nice to have more than a 15-year 
term. However, he clarified that this was not a lease but a guaranteed use right. Council Member 
Drake believed that if community donations were being sought, there should be some security for 
the Southwest Symphony and Heritage Choir. Mr. Snow did not believe it would be possible to 
make that change. It took three months of negotiations to achieve the 15-year commitment. 
Mr. Snow acknowledged that the arrangement was not perfect but was a way to provide a rehearsal 
and performance space to the Southwest Symphony and Heritage Choir for an extended period. 
 
Council Member Shakespeare believed there was an architect on board. Mr. Snow confirmed this. 
All State facility buildings are done by the Division of Facilities and Construction Management 
(“DFCM”). DFCM knows that the $28 million was allocated and an architect was hired. The 
design process was already underway. He reported that there would be a design meeting the next 
day. The architectural firm that is managing the design process has experience with Performing 
Arts Centers and there was someone in charge of acoustics. Mr. Snow believed that the City 
Council would be proud of what the Cox Performing Arts Center became through the renovation 
process. He also felt the City would be proud to be donors.   
 
Council Member Hinton wondered how long the renovations would take. Mr. Snow reported that 
it was expected to take two years. During that time, the symphony and choir would perform at 
separate locations. Mr. Snow reported that the Southwest Symphony and Heritage Choir were 
looking forward to having a permanent home once the renovation was complete. Mayor Rosenberg 
stated that there would be discussions with City Staff to determine the donation amount.  
 

ii. Guiding Growth Discussion Regarding Growth Survey. Presented by 
Mayor Rosenberg. 

 
Mayor Rosenberg shared information about the Guiding Our Growth survey, which was 
administered by Envision Utah for the Governor’s Office of Planning and Budget. He reviewed 
the survey results with the Council. The survey received a lot of responses with 19,000 total. An 
effort was made to hear from harder-to-reach populations. According to the results of the survey, 
most Utahns do not believe it is necessary to try to stop growth in communities. Growth is 
important for the health of a community. Mayor Rosenberg reported that in 2008, there were only 
four Building Permits issued in Santa Clara. He did not want to go back to that and stressed the 
importance of there being appropriate growth in the community. He explained how the community 
grows matters. Additionally, the quality of the growth is important to consider. 
 
The survey indicated that Utahns want a variety of housing products and price points. There was 
a desire to see some single-family, including small lot single-family, townhomes, and apartments. 
Mayor Rosenberg explained that the current issue is related to price points. There was still some 
work to do there. 58% to 60% of survey respondents wanted to see more small lots, townhomes, 
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duplexes, and Accessory Dwelling Units (“ADU”). Additionally, there was a desire to see more 
strip malls, big box stores, and parking lots be redeveloped into housing options. He knew that St. 
George was looking into something like that. It was clearly a desirable path forward. 
 
Rural Utahns want to focus much of the growth around existing town centers and main streets. 
59% of survey respondents want to see new development in undeveloped areas, near transit 
stations and town centers. There was also support for redevelopment in existing areas. In rural 
areas, 39% of respondents wanted to create opportunities for new housing in both new and existing 
areas. Mayor Rosenberg believed that was what Santa Clara was looking at. The City had been 
focused on new development areas for a long time, but more redevelopment was starting to come 
forward. He believed that would continue to occur as there were fewer undeveloped areas. 
 
Mayor Rosenberg shared the survey results for housing ideas. On the rural side, there is support 
for new houses to be built on smaller lots and to proactively invest or establish frameworks for 
financing new infrastructure (roads and utilities) to support the construction of new housing. There 
was also a desire to limit short-term rentals, expand sweat equity home-building programs, and 
invest in local government or non-profit-owned subsidized housing for workers and residents.  
 
According to the survey results, Utahns want to see aggressive water conservation efforts take 
place. Santa Clara had taken steps to conserve water, but the State wanted to see additional steps 
taken in the future. Mayor Rosenberg felt that the City had good water conservation efforts in 
place. He noted that water conservation was important to residents as well. Many residents 
converted their outdoor landscaping to a lesser irrigated system on their own. 61% of respondents 
wanted to conserve water in both new development and existing communities with water-wise 
landscaping. Mayor Rosenberg reported that this was in place for new development in Santa Clara. 
He believed the conversion for existing homes would take a little bit longer but felt it would happen 
in time. 
 
Mayor Rosenberg reviewed the most popular water-related ideas that came out of the survey. On 
the rural side, there was support for rebates and incentives to encourage residents, to invest in new 
water infrastructure projects, increasing investments in agricultural water-optimization projects, 
requiring low water use landscaping in all new residential and commercial areas, and investing in 
municipal-scale water recycling and reuse stations. He noted that a lot of those had already been 
put in place. Mayor Rosenberg referenced the work that was being done with the Water District.  
 
It was noted that Utahns want to use public transit, trails, bicycles, and cars to get around. Mayor 
Rosenberg expressed concerns about transit ridership but believed that as some of the higher-
density projects developed, there would be an opportunity for ridership. It was possible to take the 
$25,000 that had been committed to work with St. George and Suntran to have a stop added to the 
downtown and near the new project. It would be possible to provide mass transit for those who 
wanted to take advantage of that particular form of transportation. Based on the survey results, 
there was a desire to see statewide passenger rail, investment in public transit for peak usage of 
tourism areas, and implementation of a statewide trails network to connect communities in Utah.  
 
Utahns want to see open space preserved within and on the edges of their communities. 39% of 
respondents wanted to see infill development and 36% of respondents wanted to require master-
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planned communities to have their own parks and community open space. Mayor Rosenberg 
reported that Black Desert was committed to doing the latter. As for some of the ideas related to 
open space, respondents were interested in seeing a greater investment in natural-area recreational 
amenities on State or County lands. Additionally, there was a desire to encourage ongoing 
agricultural uses by prioritizing prime farmlands in long-range planning efforts and there was a 
desire to invest in the preservation of open space through conservation easements or purchases.  
 
While growth was projected statewide, the growth expectations varied by County. Mayor 
Rosenberg pointed out Washington County on a map of the area. There was a lot of growth 
anticipated. According to the survey results, Utahns living in rural areas that were not experiencing 
growth did not support significant growth or change. However, approximately 51% of respondents 
wanted to see additional job opportunities. Mayor Rosenberg pointed out that it was not realistic 
to want to see additional jobs become available but not experience growth or change in the area. 
 
Economic Development Manager, Jim McNulty, stated that he would share the survey results with 
the Planning Commission at the next Planning Commission Meeting. Mr. McNulty reported that 
he had read through the results and found there was a lot of interesting information. A lot of what 
was desired was already being done within the community or was being discussed by the City.  
 
Council Member Waite wondered if the survey results would be refined to be specific to individual 
counties or cities. Mayor Rosenberg confirmed that there was a desire to break down the data. If 
that was done, it would be possible to see how Washington County responded relative to the results 
statewide. He had not received that information but offered to pass it along in the future.  
 

iii. City Code Amendment Discussion on Titles 5 and 9.  Presented by Jim 
McNulty, City Planner. 

 
Mr. McNulty reported that the next item on the Work Meeting agenda related to Title 5 and Title 
9 in the City Code. Recently, there have been concerns about commercial businesses and food 
trucks in close proximity to residential properties within the City. Updates were proposed: 
 

• Chapter 5.04 – Business Licenses and Regulations: 
o Regulation of commercial businesses within 100 feet of residential property. 

 The business may be open no earlier than 6:00 a.m. and no later than 10:00 
p.m. Sunday through Thursday. 

 The business may be open no earlier than 6:00 a.m. and no later than 
midnight on Friday and Saturday. 

 The use of a drive-up or drive-thru pickup window service must meet the 
requirements of Chapter 9.12.021 of the City Code.  

• Chapter 9.12.021 – Excessive Noise Prohibited: 
o The use of a drive-up or drive-thru pickup window service before 6:00 a.m. or after 

10:00 p.m. daily for businesses within 100 feet of residential property. 
o The use of drive-up or drive-thru speakers emitting no more than 50 decibels not 

being audible above daytime ambient noise levels. 
o The use of a food truck and/or generator within 75 feet of residential property. 
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Mr. McNulty reviewed the draft working copy of Chapter 5.04 and Chapter 9.12.021 language. 
He noted that there had been some issues with existing food trucks in the community. In addition, 
he reported that the Giovengo Building #2 would bring four retail tenants to the City. There was 
excitement about Alfredo’s A, but there was some concern about the location of the drive-up and 
pickup window. It was the last unit, and it was less than 50 feet from two homes behind a wall. 
Even though there was a wall there, the City had some concerns about the use. The proposed 
amendments could address some issues before there was a problem with the neighbors. Mr. 
McNulty explained that the intention was to have a discussion with the City Council about what 
was proposed. If there was support for the language, it could be added to the December 13, 2023, 
City Council Meeting. He was available to answer any Council Member questions about the draft. 
 
Council Member Mathis wondered if the existing businesses with drive-ups would be 
grandfathered in if those businesses do not meet the decibel requirement. As for item L, she 
believed the language should say, “9:00 p.m. to 6:00 a.m.” because otherwise, the garbage trucks 
would not be complying. Mr. McNulty reviewed different drive-thrusts that were close to 
residential areas. Mayor Rosenberg noted that he received a video from a resident earlier in the 
week. The video showed a food truck in the community. The resident indicated that a lot of the 
noise came from the type of generator that was being used. City Manager, Brock Jacobsen, noted 
that the area shown in the video had been visited. Based on those measurements, the decibel level 
was between 70 and 75.  However, based on some research that had been done, a normal 
conversation was 60 decibels. Mayor Rosenberg was more concerned about the generator noise. It 
was a lot more than a normal conversation. Mr. Jacobsen confirmed that, but the average was 
between 70 and 75 decibels in that particular location. It was noted that the 50 decibels that had 
been mentioned in the drafted language would be measured from the property line. Discussions 
were had about food trucks and where those were permitted to be located within the community.  
 
Mr. McNulty explained that there was a lot of Legislation that protected the food trucks. Council 
Member Waite reported that the staff at Dollar Tree stated that the nearby food truck had not asked 
for permission to be there. However, there was some hesitation to approach the food truck. Council 
Member Shakespeare shared an example of a truck in the City where there was permission. Council 
Member Waite liked what had been presented to the Council for consideration. He pointed out that 
something St. George had in place was a requirement that a food truck had to be approved by the 
City before it could be parked anywhere. It would be possible to review that code and determine 
whether it was something that could apply in Santa Clara as well. Mr. McNulty offered to reach 
out to St. George to see what requirements were in place there. It was worth considering.  
 
Mayor Rosenberg believed the draft language that had been proposed was on the right track. He 
asked Mr. McNulty to do some additional research into St. George and bring the matter back to 
the Council for consideration at the December 13, 2023, City Council Meeting. Council Member 
Hinton referenced language that stated: “The business may be open no earlier than 6:00 a.m. and 
no later than 12:00 p.m. on Friday and Saturday.” She pointed out that it should be 12:00 a.m. As 
for the food trucks, she saw the value in being careful where those were placed but did not want 
to make things too restrictive. Mr. McNulty noted that it was common to see food trucks parked 
in commercial areas because those were zoned commercial. Not having approval from property 
owners was a different issue that needed to be addressed. Discussions were had about Swiss Days. 
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Council Member Waite wondered whether it was possible to have the 50-decibel limit also apply 
to music that came from a business. He thought that would be helpful for code enforcement. 
Council Member Waite liked what had been proposed so far on the drafted language. Mr. McNulty 
reported that additional work would be done, and the item would be brought back to the Council. 
 
4. Staff Reports. 
 
Police Chief, Bob Flowers, discussed food trucks. He felt there needed to be some balance between 
the pedestrian traffic and the parking. It was important not to create a dangerous situation, even if 
it was on private property. Chief Flowers reported that a crime statistics report would be shared 
with the City in the future. If there were any issues that the Council wanted him to specifically 
address, he would be happy to bring that information forward. He added that there had been a road 
rage incident earlier in the day where a gun was demonstrated. Some arrests were made.  
 
Parks Director, Ryan VonCannon, reported that there was a tournament scheduled for the 
weekend. All seven of the fields would be used. The parks had been busy lately, but everything 
was running well. Last night, there was the last class of the semester from the university. Those 
students had been to Black Rock Park to manage some of the needs there. There were already a 
few dates scheduled for next semester in February and March. Mr. VonCannon noted that the 
glockenspiel door had been replaced recently. Two weeks ago, Parks Department employees 
attended the Southern Utah Green Conference. There was a lot of useful information shared at that 
time and much of it could be applied to the work being done in the community.  
 
Mr. VonCannon reported that the Spencer Gunn Field was starting to show signs of age. He had 
reached out to a local contractor who had done the fencing around the BMX park. Some estimates 
for new fencing were being finalized and bids would be returned to the City for consideration. 
Additionally, a new lighting design was being worked on as the lights were out of date and costly. 
Mr. VonCannon had reached out to the art teacher at the high school about the mural. That was 
moving ahead, and some sketches had been done. Measurements would be taken at the tunnel.  
 
Public Works Director, Dustin Mouritsen, shared an update about Vineyard Drive Phase II.  Paving 
was scheduled for next Tuesday and Wednesday. From there, work would move forward on 
sidewalks and driveway aprons. Phase III is currently in design. The Canyon View parking lot 
curb and sidewalk had been poured. It was scheduled to be paved in three weeks. As for the BMX 
parking lot, fill had started to be hauled in. Mr. Mouritsen reported that the City was still waiting 
on prices for the redevelopment of well number seven. City Staff had been meeting weekly for the 
Myometer Web Portal. Additionally, he was still working on the traffic and transportation update 
with Horrocks Engineers. Meetings took place with them monthly. The Public Works Department 
was getting ready to start crack sealing so another slurry seal project could be done in the spring. 
He reported that the traffic signal at Red Mountain and Pioneer was currently in design. There was 
a pre-construction meeting that week with South Village at Black Desert. He noted that the 
Crestview Secondary irrigation line was in the design phase as well.  
 
Letters were sent out to customers that had secondary irrigation connections. Mr. Mouritsen had 
spoken to the canal company recently and six residents wanted to hook up already, so it seemed 
like there was some success. With the construction of the Santa Clara Valley Townhomes on the 
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west side of Victors Street, the contractor would pour the curb and gutter out to Santa Clara Drive. 
He had been working with the homeowners there to pay for their portion of the sidewalk. Mr. 
Mouritsen was still waiting on prices to update the north boundary pressure-reducing valve. When 
the Black Desert water line came in, that valve would need to be upsized and a connection would 
need to be put in. A lot is happening in the City currently. 
 
Fire Chief, Andrew Parker, reported that this week was Crash Responder Safety Week. There were 
several responses to Old Highway 91. Those were critical and people were able to be transferred 
to local hospitals. Chief Parker noted that there had been some structure fires and the department 
had covered St. George. There was a good partnership there. As for fire prevention, work had been 
done with Black Desert. The Fire Marshal from St. George would assist during the final inspection 
process. Last week, a walkthrough of Black Desert had been conducted. 
 
Chief Parker reported that this coming year, there would be time spent reassessing fees, contracts, 
fees for services, and the rates regarding EMS and Wildland. There were some interesting things 
he believed could be done to increase revenues on the fire side. Fire prevention fees were standard 
throughout the State, so that was something that could be looked at. He would bring that 
information to the Council in the future. There would be discussions with the other cities to see 
what the numbers were. Chief Parker reported that a cooperator was meeting with the State, which 
was a virtual meeting. The rates for vehicles and personnel would be adjusted. There was a 
community wildfire plan that was being worked on with the County as well. The Wildfire Defense 
Plan needs to meet the needs. He explained that it was necessary for the contract with the State, 
which expired in December 2024. Having that contract in place was very helpful.  
 
Chief Parker stated that some community wildfire education would be done with Ivins in March. 
He shared information about the wellness program and explained that there was access to an app. 
Chief Parker reported that the medic graduation would take place on December 7, 2023. Starting 
on January 1, 2024, there will be a paramedic at each station. Chief Parker shared additional 
information about the fee reassessment. He reported that the Chili Cookoff had taken place, which 
was the second time the event had been held. It was between the police and fire departments. He 
explained that $3,500 was raised for Youth Futures Utah. Council Member Shakespeare discussed 
a recent accident that had taken place and praised the speed of the emergency responders.  
 
City Engineer, Cody Mitchell, reported that the Mayor had reached out to ask about the numbers 
for housing. Data from the last six years had been pulled. In 2017, there were 147 single-family 
homes and townhomes. In 2018, there were 90 units. In 2019, there were 80 units. In 2020, there 
were 122 units. In 2021, there were 130 units and in 2022, there were 122 units. So far this year, 
which was four and a half months into the fiscal year, there were 37 units and four in the review 
process. Mr. Mitchell reported that there were a couple of contracts that the City was looking into 
renewing. For instance, the elevator service contract and the fire monitoring system. He noted that 
there was work being done with Mountain Alarm to see if it was possible to reduce costs. Mr. 
Mitchell informed the Council that the LED lights had been ordered and work would start soon. 
 
Mr. Mitchell shared comments about solar. He reported that there were 55 total solar permits in 
the last six years. For comparison, there were 12 this year with 12 more in the queue. That meant 
there were 24 permits in the last four and a half months. With the new agreement and the increased 
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kW to 12, it had become a lot more popular for residents to use solar. That information would be 
included in the report that would be shared with Mayor Rosenberg following the meeting.  
 
Executive Assistant, Kristelle Hendrickson, reported that she was working on enhancing the GIS. 
A new section had recently been added to the City website, which linked to a portal with all of the 
public maps as well as links to maps from other sources. It was a work in progress, but she hoped 
that the information would make it easier for those interested in locating necessary maps. Ms. 
Hendrickson stated that she had been assigned to revamp the monthly newsletter. That was 
something she intended to do in January. She wanted to focus on simplifying the format and also 
wanted to make sure all of the information provided was useful and relevant to the community. 
One idea was to have a section with a message or update that rotated between Council Members.  
 
There was discussion about the availability of UTOPIA for residents in the community. Mayor 
Rosenberg wanted to know when there would be communication with residents about the 
availability. It was important for people to know that it was now possible to sign up for the service. 
 
5. Adjournment. 
 
The City Council Meeting adjourned at 7:08 p.m. 
 
 
 
__________________________________ 
Chris Shelley 
City Recorder 
 
Approved:        
 



















Mayor
Rick Rosenberg

City Manager 
Brock Jacobsen

  CITY COUNCIL

  City Council
Denny Drake
Leina Mathis

Ben Shakespeare
Jarett Waite

Christa Hinton

Meeting Date: 13/Dec/23 Agenda Item: 1

Applicant: Santa Clara City      Requested by: Jim McNulty 

Subject: Planning Commission Appointments

Description:
Koni Hafen Hunter is a longtime resident of Santa Clara who grew up in the valley and currently lives in 
the Country Lane neighborhood.  She is married to Dave Hunter, a local attorney and they have five 
children.  The oldest is currently serving in the Marines and she is home-schooling the rest.  This is her 
“Day Job”.  She has a unique perspective of growing up in the community and witnessing the rapid 
growth and changes over the past 25 years.  Her favorite thing to do is jog around the city.

Kayde Roberts was born and raised in Ivins.  He has lived in Santa Clara for 7 years.  He currently lives on 
Desert Heights Drive, north of the High School with his wife and four children ages 9 to 16.  He is a 
professional civil engineer and partner at Mainline Engineering in St. George.  He previously worked for 
UDOT for several years and understands traffic studies and impacts from development.  He is very 
familiar with Santa Clara’s history and understands the long-standing relationship with Ivins City.

Recommendation: Approval
Cost: N/A

Legal Approval: N/A

Finance Approval: N/A
Budget Approval: N/A



 
 

Mayor 

Rick Rosenberg 

 
City Manager  

Brock Jacobsen 

 

 
  CITY COUNCIL 

  City Council 
Denny Drake 

Leina Mathis 

Ben Shakespeare 

Jarett Waite 

Christa Hinton

 

Meeting Date: 13/Dec/23 Agenda Item: 2 

 
 

Applicant: Sand Hallow Aquatic Center Payment          Requested by: N/A 
 

Subject: Sand Hallow Aquatic Center Payment 
 
 

Description: 

The city has received its annual statement and bill from St. George for the shortfall for the Sand 
Hallow Aquatic Complex.  Per the agreement the city would pay its portion of the shortfall based on 
Santa Clara residents using the facility.   
 
In the early 2000’s the council adopted an approved amount of $32,000 to be paid and stated that 
any amount over $32,000 was to be brought to council for approval.   
 
Over the last 10 years Santa Clara has an average attendance of 8.46% and has paid $32,187 
annually to cover the shortfall.   

 
 
 
 
 
 
 
 
 
 

Recommendation: Approval 

Cost: 47183.65 

Legal Approval: N/A 

Finance Approval: Yes 

Budget Approval: Yes 
 

          Attachments: Yes

 

2603 Santa Clara Drive, Santa Clara, Utah 84765 

Phone (435) 673-6712 Fax (435) 628-7338 

 















 
 

Mayor 

Rick Rosenberg 

 
City Manager  

Brock Jacobsen 

 

 
  CITY COUNCIL 

  City Council 
Denny Drake 

Leina Mathis 

Ben Shakespeare 

Jarett Waite 

Christa Hinton

 

Meeting Date: 13/Dec/23 Agenda Item: 3 

 
 

Applicant: Santa Clara City          Requested by: N/A 
 

Subject: Recertification of Justice Court 
 
 

Description: 

State statute requires that municipal justice courts be recertified by the Utah Judicial Council every 
four years. Santa Clara Justice Court certification expires on January 31, 2024. The following is 
required for recertification: An affidavit completed by Judge Graff, an opinion letter from the city 
Attorney and a resolution adopted by the city council. Judge Graff and my self are asking for the 
City Council to adopt resolution 2023-17R for recertification. 

 
 
 
 
 
 
 
 
 
 
 

Recommendation: Approval 

Cost: N/A 

Legal Approval: N/A 

Finance Approval: Yes 

Budget Approval: Yes 
 

          Attachments: N/A

 

2603 Santa Clara Drive, Santa Clara, Utah 84765 

Phone (435) 673-6712 Fax (435) 628-7338 
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INSTRUCTIONS TO APPLICANT FOR RECERTIFICATION 
 

As part of the recertification process, each entity should carefully review all requirements 
for the operation of justice courts. These requirements now include changes to Appendix B of 
the Code of Judicial Administration which took effect on May 1, 2023.  

 
In order to aid governing bodies in obtaining the necessary information regarding the 

continuing obligations of an entity with respect to the operation of the justice court, the governing 
body of each entity must request and review a written opinion from its attorney advising the entity 
of all requirements for the operation of a justice court, and the feasibility of maintaining a justice 
court. This opinion must address all requirements for operating a justice court, including those 
which took effect earlier this year. In addition, prior to submission of this application, each entity 
must duly pass a resolution requesting recertification. The resolution must also affirm that the 
entity is willing to meet all requirements for, and operation of, the court during the period of 
certification. A copy of the attorney’s opinion and the resolution must accompany the 
application. Please use the checklist on page 24 of this packet. 

 
(1) Statutory Requirements. Statutes of the State of Utah require that certain standards 

be met in the operation of a justice court. These statutory requirements include: 
 

(1)(A) All official court business shall be conducted in a courtroom or an office located in 
a public facility which is conducive and appropriate to the administration of justice (Section 78A-
7-213). 
 

(1)(B) Each court shall be open and judicial business shall be transacted every day as 
provided by law (Section 78A-7-213), although the judge is not required to be present during all 
hours that the court is open. 
 

(1)(C) The hours that the court will be open shall be posted conspicuously at the court and 
in local public buildings (Section 78A-7-213). 
 

(1)(D) The judge and the clerk of the court shall attend the court at regularly scheduled 
times (Section 78A-7-213). 
 

(1)(E) The entity operating the justice court shall provide and compensate a judge and 
clerical personnel to conduct the business of the court (Section 78A-7-206). 
 

(1)(F) The entity operating a justice court shall assume the expenses of travel, meals, and 
lodging for the judge of that court to attend required judicial education and training (Section 78A-
7-205). 

 
(1)(G) The entity operating a justice court shall assume the cost of travel and training 

expenses of clerical personnel at training sessions conducted by the Judicial Council (Section 78A-
7-103). 

 
(1)(H) The entity operating the justice court shall provide a sufficient staff of public 

prosecutors to attend the court and perform the duties of prosecution (Section 78A-7-103). 
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(1)(I) The entity operating the court shall provide adequate funding for attorneys where 
persons are indigent as provided by law (Section 78A-7-103). 
 

(1)(J) The entity operating the court shall provide sufficient local law enforcement 
officers to attend court when required and provide security for the court (Section 78A-7-103). 
 

(1)(K) Witness and jury fees as required by law shall be paid by the entity which operates 
the court (Sections 10-7-76 and 17-50-319). 
 

(1)(L) Any fine, surcharge, or assessment which is payable to the State shall be forwarded 
to the State as required by law (Sections 78A-7-120 and 78A-7-121). 
 

(1)(M) Every entity operating a court shall pay the judge of that court a fixed 
compensation, within the range provided by statute (Section 78A-7-206). 
 

(1)(N) Court shall be held within the jurisdiction of the court, except as provided by law 
(Section 78A-7-212). 
 

(1)(O) The entity operating the court shall provide and keep current for the court a copy 
of the Utah Code, the Utah Court Rules Annotated, the justice court manual published by the state 
court administrator, the county, city, or town ordinances as appropriate, and other legal reference 
materials as determined to be necessary by the judge (Section 78A-7-103). 
 

(1)(P) All required reports and audits shall be filed as required by law or by rule of the 
Judicial Council (Section 78A-7-215). 
 

(1)(Q) All justice courts shall use a common case management system and disposition 
reporting system as specified by the Judicial Council (Section 78A-7-213). 

 
(2) Judicial Council Minimum Requirements. In addition to those requirements which 

are directly imposed by statute, the Judicial Council has established additional requirements for 
the creation and ongoing certification of justice courts, as follows: 

 
(2)(A) A clerk shall be available for at least one hour each day that the court is required to 

be open and during court hearings, as required by the judge. These hours shall be 
posted on the court’s website.  

 
(2)(B) The judge shall be available to conduct court business as needed, performing all 

duties required and exercising ultimate responsibility for the administration of 
justice as an independent branch of government. 

 
(2)(C) All court hearings shall be conducted in a designated courtroom, including remote 

transmission, as permitted by the Judicial Council, or in another location authorized 
by the Presiding Judge.  

 
(2)(D) The minimum furnishings for a courtroom shall include: a desk and chair for the 

judge (on a riser at least six inches above the well), a desk and chair for the court 
clerk, chairs for witnesses, separate tables and appropriate chairs for plaintiffs and 
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defendants, a Utah State flag, a United States flag, a separate area and chairs for at 
least four jurors, a separate area with appropriate seating for the public, an 
appropriate room for jury deliberations, and an appropriate area or room for victims 
and witnesses, which is separate from the public, as well as a judicial robe, a gavel, 
and necessary forms and supplies. 

 
(2)(E) Office space for the judge and clerk shall be appropriate. (Under certain 

circumstances this space may be shared, but if shared, the judge and clerk must 
have priority to use the space whenever needed.) The office space shall include a 
desk for the judge and a desk for the clerk, secure filing cabinets for the judge and 
the clerk, a telephone for the judge and a telephone for the clerk, appropriate office 
supplies to conduct court business, a cash register or secured cash box for each 
clerk performing cashiering duties, a computer with word processing software, and 
access to a scanner and copy machine. 

 
(2)(F) The court shall provide interpreters as required by Rule 3-306.04 of the Code of 

Judicial Administration. 
 

(2)(G) The entity shall have at least one peace officer (which may be contracted). 
 

(2)(H) A current court security plan shall be submitted for approval as required by Rule 3-
414 of the Code of Judicial Administration. 

 
(2)(I) Each court shall have at least one computer with access to the internet, and 

appropriate software and security/encryption technology to allow for electronic 
reporting and access to the Driver License Division and the Bureau of Criminal 
Identification, as defined by the reporting and retrieval standards promulgated by 
the Department of Public Safety.  

 
(2)(J) Each court shall report required case disposition information to the DLD, BCI and 

the Administrative Office of the Courts electronically, as described in Section (2)(I) 
above. 

 
(2)(K) Clerks’ education hours shall be reported to the Administrative Office of the Courts 

on an annual basis. 
 
(2)(L) The appointment of the clerk(s) assigned to serve the court shall be subject to the 

judge’s approval, who may participate in the interview and personnel evaluation 
process for the clerk(s) at his or her discretion. 

 
(2)(M) Court staff shall be certified as contemplated by Rule 3-303 of the Code of Judicial 

Administration. 
 
(2)(N) Any interlocal agreement relating to court operations, as amended to date, shall be 

provided to the Justice Court Administrator. 
 
(2)(O) The court shall accept credit and debit cards through a system that integrates with 

CORIS. 
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(2)(P) The court shall have access to UCJIS. 
 
(2)(Q) An audio recording system shall maintain a digital recording of all court 

proceedings (78A-7-103).  
 
 (2)(Q)(i) For Class I and Class II justice courts, the system must: 
 

(a) be a stand-alone unit that records and audibly plays back the recording; 
(b) index, back-up and archive the recording and enable the record to be 

retrieved; 
(c) have at least four recording channels; 
(d) have a one step “on” and “off” recording function; 
(e) have conference monitoring of recorded audio; 
(f) have external record archiving from the unit with local access; 
(g) be capable of being integrated with the courts public address system; and  

 
  (2)(Q)(ii) For Class III and Class IV justice courts, the system must, at a minimum: 

 
(a) be a stand-alone unit that records and audibly plays back the recording; 
(b) index, back-up and archive the recording and enable the record to be 

retrieved; and  
(c) have at least two recording channels. 

 
  (2)(Q)(iii) The Board of Justice Court Judges may create a list of products that meet 

these criteria. 
 
In establishing minimum requirements, the Judicial Council has determined that justice 

courts with higher case filings require greater support services. To accommodate the great 
differences in judicial activity among justice courts throughout the state, the Council has divided 
courts into four classes based upon the average monthly cases filed in that court. Minimum 
standards have been set for each classification.  

 
Courts which have an average of fewer than 61 cases filed each month are classified as 

Class IV Courts. The minimum requirements for a Class IV Court are set forth above. These 
requirements include both the statutory requirements and requirements promulgated by the Judicial 
Council, and are sometimes hereinafter referred to as “base requirements.” 
 

Courts which have an average of more than 60 but fewer than 201 cases filed each month 
are classified as Class III Courts. In addition to the base requirements, a Class III Court must be 
open more hours each week (see Class III minimum requirements below), and court must be 
scheduled at least twice per month.  

 
Courts which have an average of more than 200 but fewer than 501 cases filed each month 

are classified as Class II Courts. In addition to the base requirements, Class II Courts are required 
to be open additional hours (see Class II minimum requirements below), the courtroom 
configuration is required to be permanent (although the courtroom may be used by another entity 
when the court is not in session), court must be scheduled at least weekly, the judge must be 
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provided an appropriate office (chambers) for his or her own use, clerical space may not be shared, 
at least one full-time clerk must be provided (see Class II minimum requirements below), and the 
courtroom, judge’s chambers and clerk’s office must be in the same building.  

 
Courts which have an average monthly filing of more than 500 cases are classified as Class 

I Courts. Class I Courts are considered to be full-time courts. In addition to the base requirements, 
a Class I Court must have a full-time judge, at least three full-time clerks, at least one of whom is 
available during regular business hours, it must have a courtroom which is dedicated for the 
exclusive use as a court and meets the master plan guideline adopted by the Judicial Council, and 
the judge’s chambers and clerk’s office cannot be shared by another entity. 
 

The State Legislature has provided that any justice court that continues to meet the 
minimum requirements for its class is entitled to be recertified. The Judicial Council also has 
authority to waive any minimum requirement which has not been specifically imposed by the 
legislature (i.e. requirements (1)(A)-(1)(Q) above). Waiver is at the discretion of the Judicial 
Council and will be based upon a demonstrated need for a court to conduct judicial business and 
upon public convenience. Any waiver will generally be for the entire term of the certification. A 
waiver must be obtained through the Judicial Council each time a court is recertified, and the fact 
that a waiver has been previously granted will not be determinative on the issue of waiver for any 
successive application. 
 

There is a great diversity in the needs of the justice courts. The needs of a particular court 
are affected by the type of cases filed (some courts have a high percentage of traffic matters, while 
others handle significant numbers of criminal and small claims matters), the location of the court, 
the number of law enforcement agencies served, the policies and procedures followed by each 
judge with respect to the operation of the court, and many other factors. Clerical resources and 
judicial time are particularly sensitive to local conditions. In order to adequately function, it is 
anticipated that some courts will exceed minimum requirements for clerical resources and judicial 
time. Similarly, the particular circumstances of a court may allow it to operate efficiently with less 
than the minimum requirements in the above areas; in such circumstances a waiver may be 
requested. 
 

The statute also provides that the Judicial Council may grant an extension of time for any 
requirement which is not specifically required by statute. An extension may be granted at the 
discretion of the Judicial Council where individual circumstances temporarily prevent the entity 
from meeting a minimum requirement. An extension will be for a specific period of time and the 
certification of the court will terminate at the end of the extension period. In order for the court to 
continue to operate beyond the extension period, the court must be certified as meeting all 
requirements, obtain an additional extension, or obtain a waiver as provided above. 
 

Applications for existing courts for recertification must be accompanied by an affidavit of 
the judge, on a form approved by the Judicial Council, certifying that the operational standards for 
the court have been met. Any exceptions to compliance with the minimum requirements or 
operational standards shall be noted on the above form. In addition, individual justice court judges 
must meet with the governing body of the entity which created the court at least once a year to 
review the budget of the court, review compliance with the requirements and operational standards 
of the court, and discuss other items of common concern and shall certify that this meeting has 
been held, and that the operational standards for the court have been met during the prior year. 
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Upon submission of an application, the Board of Justice Court Judges will conduct an 

appropriate independent investigation and notify the entity of its initial recommendations, whether 
in favor or against certification. If the Board intends to recommend against certification, it shall 
specify the minimum requirements that have not been met. The entity may then present additional 
information to the Board, request an extension, or request a waiver. After making an appropriate 
investigation based upon any additional information or request made by the entity, the Board will 
then submit its recommendations to the Judicial Council. The recommendations shall specify 
whether or not a waiver or extension should be granted, if either has been requested. If the 
recommendation is against recertification, or against waiver, or against extension, the entity may 
request that it be allowed to make an appearance before the Judicial Council. Any request to appear 
before the Judicial Council must be filed within 15 days of notification of the Board’s 
recommendations. 
 

If you have any questions concerning this application, please contact James Peters, Justice 
Court Administrator, by calling (801) 578-3824 or emailing jamesp@utcourts.gov. 

 



 

 
7 

OPERATIONAL STANDARDS 
 

The following standards are intended to be applied in the recertification review by the 
Board of Justice Court Judges as operational standards. The justice courts are classified into four 
classes, based upon case filings. The case filing information is expressed in terms of filings per 
month, but courts will be classified on the basis of average monthly filings over a period of at least 
one year.  
 

The classification of a court is determined at creation and is subject to review and possible 
reclassification twice per year. While the standards for some areas of court operation are uniform 
for all classifications of justice court, other standards are developed on a continuum, reflecting the 
difference in the time needed to competently manage caseloads at different levels. 
 

Waiver or extension of any requirement promulgated by the Judicial Council may be 
obtained at the discretion of the Judicial Council based upon the need for a court. Considerations 
for waiver or extension will be made on a case by case basis in consideration of, among other 
things, public convenience and proximity to other courts. 
 

CLASS I 
 
MINIMUM REQUIREMENTS [Note that the following are minimum requirements. In order 
to adequately function as a Class I Court, it may be necessary for your court to exceed the minimum 
requirements.] 
 
- FILINGS: 

501 or more citations or cases filed per month 
 
- HOURS: 

Court Open: Full time 
Judge: Full time 

 
- FACILITY: 

Dedicated Courtroom (with juror deliberation room)  
Judge’s Chambers 
Clerk Office 
Co-located in the same facility 
(Meet the Master Plan Guidelines adopted by the Judicial Council) 
 

- CLERICAL RESOURCES: 
At least three full-time clerks 

 
- PROSECUTION: 

Prosecutor to screen cases and represent the county or municipality at trial. 
 
- INDIGENT DEFENSE: 

The municipality or county provides adequate funding to provide indigent defense counsel 
for any defendant who requests representation and qualifies. 
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- LEGAL RESOURCES: 
The following must be available and kept current: 

a.  Utah Code  
b.  Local ordinances 
c.  Justice Court Manual 
d.  Other legal resources as required under 78A-7-103. 

 
- LAW ENFORCEMENT: 

The local government creating the court must have at least one employed or contracted 
peace officer. 

 
- BAILIFF: 

The local government creating the court must provide a sworn law enforcement officer to 
attend court when required and provide security for the court. 

 
- SECURITY PLAN: 

A court security plan must be submitted for approval consistent with Rule 3-414 of the 
Code of Judicial Administration. 

 
- JURY/ WITNESS FEES: 

Local government is responsible for payment of statutory juror and witness fees. 
 
- EDUCATION: 

Local government is responsible for cost of attendance at Judicial Council mandated 
training (at least 30 hours per year for the judge and certification requirements for 
clerks). 

 
- REPORTING:  

All reports and audits shall be made and timely filed as provided by law or by rule of 
Judicial Council. Reports to the Driver License Division and the Bureau of Criminal 
Identification must be made electronically (via the internet). 
 
 

CLASS II 
 
MINIMUM REQUIREMENTS [Note that the following are minimum requirements. In order 
to adequately function as a Class II Court, it may be necessary for your court to exceed the 
minimum requirements.] 
 
- FILINGS: 

201 to 500 citations or cases a month.  
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- HOURS: 
Court Open: 
 201-300 filings At least 4 hours per day 
 301-400 filings At least 5 hours per day 
 401-500 filings At least 6 hours per day 
Judge available when needed. Trial calendar set at least weekly. 

 
- FACILITY: 

Courtroom (configuration is permanent but may be shared) 
Judge’s Office 
Clerk Office 
(Courtroom and office must be co-located in the same building) 

 
- CLERICAL RESOURCES: 

201-275 filings At least one full-time clerk 
276-350 filings 1.5 FTEs 
351-425 filings 2.0 FTEs 
426-500 filings 2.5 FTEs 

 
- PROSECUTION: 

Prosecutor to screen cases and represent the county or municipality at trial. 
 
- INDIGENT DEFENSE: 

The municipality or county provides adequate funding to provide indigent defense counsel 
for any defendant who requests representation and qualifies. 

 
- LEGAL RESOURCES: 

The following must be available and kept current: 
a.  Utah Code  
b.  Local ordinances 
c.  Justice Court Manual 
d.  Other legal resources as required under 78A-7-103 

 
- LAW ENFORCEMENT: 

The local government creating the court must have at least one employed or contracted 
peace officer. 
 

- BAILIFF: 
The local government creating the court must provide a sworn law enforcement officer to 
attend court when required and provide security for the court. 

 
- SECURITY PLAN: 

A court security plan must be submitted for approval consistent with Rule 3-414 of the 
Code of Judicial Administration. 

 
- JURY/ WITNESS FEES: 

Local government is responsible for payment of statutory juror and witness fees. 
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- EDUCATION: 
Local government is responsible for costs of attendance at Judicial Council mandated 
training (at least 30 hours per year for the judge and certification requirements for clerks). 

 
- REPORTING: 

All reports and audits shall be made and timely filed as provided by law or by rule of 
Judicial Council. Reports to the Driver License Division and the Bureau of Criminal 
Identification must be made electronically, via the internet. 

 
 

CLASS III 
 
MINIMUM REQUIREMENTS [Note that the following are minimum requirements. In order 
to adequately function as a Class III Court, it may be necessary for your court to exceed the 
minimum requirements.] 
 
- FILINGS: 

61-200 citations or cases per month 
 
- HOURS: 

Court Open  
61-150 filings   At least 2 hours a day 
151-200 filings At least 3 hours a day 
Judge available as needed. Trial calendar set at least twice per month. 

 
- FACILITY: 

Courtroom (access to public facility for trials, arraignments, etc.) 
    Judge’s /clerk office 

(Meets minimum requirements) 
 

- CLERICAL RESOURCES: 
At least one clerk required to be available daily during the scheduled hours of court 
operation and during court sessions as needed. 

 
- PROSECUTION: 

Prosecutor to screen cases and represent the county or municipality at trial. 
 

- INDIGENT DEFENSE: 
The municipality or county provides adequate funding to provide indigent defense counsel 
for any defendant who requests representation and qualifies. 

 
- LEGAL RESOURCES: 

The following must be available and kept current: 
a.  Utah Code  
b.  Local ordinances 
c.  Justice Court Manual 
d.  Other legal resources as required under 78A-7-103 
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- LAW ENFORCEMENT: 
The local government creating the court must have at least one employed or contracted 
peace officer. 

 
- BAILIFF: 

The local government creating the court must provide a sworn law enforcement officer to 
attend court when required and provide security for the court. 

 
- SECURITY PLAN: 

A court security plan must be submitted for approval consistent with Rule 3-414 of the 
Code of Judicial Administration. 

 
- JURY/ WITNESS FEES: 

Local government is responsible for payment of statutory juror and witness fees. 
 
- EDUCATION: 

Local government is responsible for costs of attendance at Judicial Council mandated 
training (at least 30 hours each year for the judge and certification requirements for clerks). 

 
- REPORTING: 

All reports and audits shall be made and timely filed as provided by law or by rule of 
Judicial Council. Reports to the Driver License Division and the Bureau of Criminal 
Identification must be made electronically, via the internet. 
 
 

CLASS IV 
 
MINIMUM REQUIREMENTS [Note that the following are minimum requirements. In order 
to adequately function as a Class IV Court, it may be necessary for your court to exceed the 
minimum requirements.] 
 
- FILINGS: 

0-60 citations and/or cases per month 
 
- HOURS: 

Court open at least one hour per day. Judge available as needed and trial calendar set at 
least monthly. 

 
- FACILITY: 

Courtroom (access to public facility for trials, arraignments, etc.) 
Judge’s/clerk office (can be a shared resource but court has priority when needed.) 
(Meets minimum requirements) 

 
- CLERICAL RESOURCES: 

At least one clerk required to be available daily during the scheduled hours of court 
operation and during court sessions as needed. 
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- PROSECUTION: 
Prosecutor to screen cases and represent the county or municipality at trial.  

 
- INDIGENT DEFENSE: 

The municipality or county provides adequate funding to provide indigent defense counsel 
for any defendant who requests representation and qualifies. 

 
- LEGAL RESOURCES: 

The following must be available and kept current: 
a.  Utah Code  
b.  Local ordinances 
c.  Justice Court Manual 
d.  Other legal resources as required under 78A-7-103 

 
- LAW ENFORCEMENT: 

The local government creating the court must have at least one employed or contracted 
peace officer. 

 
- BAILIFF: 

The local government creating the court must provide a sworn law enforcement officer to 
attend court when required and provide security for the court. 

 
- SECURITY PLAN: 

A court security plan must be submitted for approval consistent with Rule 3-414 of the 
Code of Judicial Administration. 

 
- JURY/ WITNESS FEES: 

Local government is responsible for payment of statutory juror and witness fees. 
 
- EDUCATION: 

Local government is responsible for costs of attendance at Judicial Council mandated 
training (at least 30 hours each year for the judge and certification requirements for clerks). 

 
- REPORTING: 

All reports and audits shall be made and timely filed as provided by law or by rule of 
Judicial Council. Reports to the Driver License Division and the Bureau of Criminal 
Identification must be made electronically, via the internet. 
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MINIMUM STANDARDS FOR THE COURTROOM AND OFFICE 
 

Utah Justice Courts handle a very high volume of cases. With this magnitude of cases, it is 
likely that any contact an average citizen will have with the Utah Judicial System will be through 
the justice courts. In many instances, this contact will be a citizen’s only impression of Utah’s 
system of justice and, even in minor cases, is likely to leave a lasting impression. Regardless of 
the gravity of a matter before the court, citizens take their appearances as a defendant, witness or 
juror very seriously and form judgments on the entire judicial system on the basis of their personal 
experience. As such, it is essential that justice courts convey a sense of justice, dignity and concern 
for the citizens who interact with them. The facilities which house the courts play an instrumental 
role in forming these opinions and it is incumbent upon the judicial system to provide appropriately 
appointed forums in both the largest urban courts and the smallest rural communities. 
 

The following space standards recommend courtroom designs that promote these goals. 
The courtroom sizes and support staff space are intended to allow for the expeditious 
administration of justice. They also allow for growth in judicial workloads and unforeseen changes 
in practice and procedure. In general terms, there are great similarities between the higher courts 
and justice courts in courtroom configuration and space dynamics. For example, the principles of 
bench elevation sight lines, witness-jury-judge proximity, and spectator-well orientation are all 
consistent between courts. Therefore, most of the design recommendations suggested for district 
courts apply to justice courts. The following discussion emphasizes these similarities and notes 
exceptions due to statutory and procedural differences as well as resource limitations. 
 
- GENERAL COURTROOM DESIGN: 
 
As stated above, justice court courtrooms should convey the same impressions of dignity, justice, 
and authority as those serving a court of higher jurisdiction. The appearance of the courtroom 
should reflect the fact that they are forums for justice. In applying design principles of the higher 
court to justice courts, the absence of court reporters and full-time bailiffs should be noted. 
Therefore, the following guidelines are presented in areas that are materially affected by the unique 
nature of the justice courts. 
 

1. Courtrooms should be at least 1,300 square feet in Class I jurisdictions, 1,100 
square feet in Class II jurisdictions and 800 square feet in Class III and Class IV 
jurisdictions. Walls and ceilings should have appropriate finishes and the well 
should be illuminated to prevent reading eye strain. The room should be sound 
insulated from outside noise. All courtrooms should be fully carpeted and adequate 
ventilation and temperature controls should be installed. 

 
2. The judge’s bench should be elevated at least one riser (six inches) above the well 

floor level. As in the district court, judges’ benches should be elevated above the 
eye level of persons who approach the bench, usually three risers (18 inches). It is 
recognized however, those low ceiling heights in some justice courts do not allow 
for three-riser elevation. Benches elevated l8 inches or more in smaller courts can 
bring the judge too close to the ceiling when standing and puts the bench out of 
proportion to the room size. One riser should be the minimum standard and 
additional elevation is desirable as the dimensions of the room permit. Sufficient 
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space should be provided on the bench for limited file and personal storage and the 
necessary audio/visual and technology systems to facilitate court proceedings. A 
concealed duress alarm should be located at the bench in case of emergencies. Other 
space design considerations may be considered and implemented as necessary to 
facilitate court proceedings. 

 
3. The witness box should be placed adjacent to the judge’s bench. All courtroom 

participants must have a clear line of sight to the witness box. The box should be 
large enough to accommodate two people and be enclosed on two to three sides, 
depending on the entry location. The height of the witness box should shield the 
witness only from the waist down so that all non-verbal gestures can be easily 
viewed. 

 
4. The jury box should be placed near the witness box and also have a clear line of 

sight to all participants. The standard jury box should accommodate five jurors. 
This will accommodate four jurors with an option for an alternate juror and space 
for a disabled juror. The jury box should consist of a single row of stationary swivel 
seats. 

 
The jurors themselves should be in view of the court as well as the spectators to 
ensure the perception of an open and public trial. However, the jury box should be 
sufficiently distanced from the spectator area to inhibit any physical or verbal 
contact. Seven feet from the center of the first juror’s chair to the bar is adequate. 
This leaves an additional two to three feet from the edge of the bar to the center of 
the nearest spectator’s seat. 

 
A “modesty rail” should be placed in front of the jurors with enough depth to rest 
documents and files. 

 
A clerk’s station should be provided by the judge’s bench opposite from the witness 
stand. This will accommodate different in-courtroom practices and procedures. It 
should also have storage and required technology systems and controls to facilitate 
court proceedings. The clerk’s station should be located to facilitate conversation 
between the clerk and the judge from the judge’s bench. 

 
5. Tables for the defense and prosecution should be provided to comfortably seat three 

persons each. The tables’ distance from each other, the spectators, and the jury 
should be such that private conversations cannot be overheard. This usually 
requires at least five feet between tables and eight feet from the nearest juror or 
spectator.  

 
6. Judge’s chambers should be at least 120-160 square feet with direct access to the 

judge’s bench and to the clerk’s area. Chambers should be equipped with adequate 
shelving for law texts, a desk and chair for the judge and visitor seating for small 
meetings or conferences. 
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7. A jury room no smaller than 150 square feet should be integrated into each justice 
court. This space can serve as a conference room for attorneys and clients or as 
flexible space when not in use by a jury. A table and chairs should be provided and 
a telephone outlet should be installed for conference use. A toilet room should be 
conveniently available to the conference room and a drinking fountain should be in 
close proximity. 

 
The Clerk’s area should include a reception area for visitors and a counter to receive 
people with business before the court. The reception area should be no less than 
150 square feet and the counter space should comprise 60 square feet (e.g. a seven-
foot counter with a depth of three feet and approximately three feet of open area on 
each side). 

 
A restroom for the public and a separate restroom for the judge, staff and jurors 
should be provided. 

 
Clerical staff should be afforded 75 square feet per person to accommodate a desk, 
chair, computer and other equipment and perimeter space. Staff space should be 
open landscape type. A small storage and print/copier area should also be provided. 

 
- CLERICAL/SUPPORT SPACE: 
 
The clerical and support space listed in the general court standards can also be applied to the justice 
courts. Actual justice court staff will vary widely depending on location, workload and county 
support. 
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COURT CERTIFICATION AFFIDAVIT 
 
 
Justice Court:                                                                                                                              
 
Judge:                                                                                                                                             
 
Address:                                                                                                                                          
 
                                                                                                                                                        
 
Telephone:                                                          
 
Court’s Website:                                                          
 
Level of Court (Circle one):   I    II   III   IV 
 
Average Case Filings Per Month:                                      
 
Daily Court Hours:                                              
 
Number of Full-time Clerks:             

# Hours Worked Per Week Per Clerk:             
 
Number of Part-time Clerks:              

# Hours Worked Per Week Per Clerk:             
 

This form is divided into two parts. Section I contains those requirements that are statutory 
and cannot be waived. Section II contains minimum requirements established by the Judicial 
Council, and those requirements may be waived pursuant to the procedure set forth in the 
Instructions to Applicant included with this Application for Recertification. 
 
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - 
 

Comes now Judge                                                                                                                , 
 
Justice Court Judge for                                                                                                                   , 
 
and, except as specifically noted below, certifies as follows:
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SECTION I 
 
 THE FOLLOWING ITEMS ARE STATUTORY AND CANNOT BE WAIVED. 
CERTIFICATION WILL NOT BE GRANTED UNLESS EACH REQUIREMENT IS 
MET. 
 
Please indicate Yes or No to each of the following: 
 
1. All official court business is conducted in a public facility.             
 
2. Court is open daily.             
 
3. The hours of court operation are posted conspicuously.             
 
4. The judge and the clerk attend court at regularly scheduled times based on the level of the 

court.             
 
5. The judge is compensated at a fixed rate, within the statutory range.             
 
6. The responsible governmental entity provides and compensates sufficient clerical 

personnel necessary to conduct the business of the court.             
 
7. The responsible governmental entity assumes the expenses of the travel of the judge for 

purposes of required judicial education.             
 
8. The responsible governmental entity assumes the expenses of the travel of each clerk for 

the purposes of attending training sessions conducted by the Judicial Council.             
 
9. The responsible governmental entity provides the Court with: 

 
a.  Sufficient prosecutorial support             

 
b.  Funding for attorneys for indigent defendants, as appropriate             

 
c.  Sufficient local law enforcement officers to attend court as provided by statute             

 
d.  Security for the court as provided by statute             

 
e.  Witness and juror fees             

 
f.  Appropriate copies of the Utah Code, the Justice Court Manual, state laws affecting 
local governments, local ordinances and other necessary legal reference materials              

 
10. Fines, surcharges and assessments which are payable to the state are forwarded as required 

by law.              
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11. Court is held within the jurisdiction of the court, except as provided by law (78A-7-212).               
                
 
12. All required reports and audits are filed as required by law or Rule of the Judicial Council.                
                
 
13. A record of all court proceedings is maintained by an appropriate digital recording system.             
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SECTION II 
 
 Section II contains minimum requirements established by the Judicial Council, and 
those requirements may be waived or an extension granted pursuant to the procedure set 
forth in the Instructions to Applicant included with this Application for Recertification. 
 
Please indicate YES or NO to each of the following: 
 
1. A clerk is available each day to conduct court business, including hearings as required by 

the judge, for the number of hours required for the classification of the court.             
 
2. Hours during which a clerk is available are posted on the court’s website.             
 
3. The judge is available to conduct court business as needed.             
 
4. The judge performs all duties required and exercises ultimate responsibility for the 

administration of justice as an independent branch of government.             
 
5. All court hearings are conducted in a designated courtroom, by remote transmission, or in 

another location authorized by the Presiding Judge.             
 
3. Minimum furnishings in the courtroom include: 
 

a. Desk and chair for the judge             
 

b. A six-inch riser             
 

c. Desk and chair for the court clerk             
 

d. Chairs for witnesses             
 

e. Separate tables and appropriate chairs for plaintiffs and defendants             
 

f. A new Utah State flag that will be on display no later than March 9, 2024             
 

g. A United States flag             
 

h. A separate area and chairs for at least four jurors             
 

i. A separate area with appropriate seating for the public             
 

j. An appropriate room for jury deliberations             
 

k. An appropriate area or room for victims and witnesses which is separate from the 
public             

 
l. A judicial robe             
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m. A gavel             

 
p. Necessary forms and supplies             

 
q. Office space for the judge             

 
r. Office space for the court clerk             

 
s. Secure filing cabinets             

 
t. Appropriate office supplies             

 
u. A cash register or secured cash box for each clerk performing cashiering duties            

 
v. At least one computer with word processing software and internet access             

 
w. Access to a scanner and copy machine             

 
4. The court shall provide interpreters as required by Rule 3-306.04 of the Code of Judicial 

Administration.                 
 
5. Does the applicant have a law enforcement department?            
 
6. If the applicant does not have a law enforcement department, identify the law enforcement 

agency which will provide law enforcement services for the applicant:                              
                                                                                                                                              
                                                                                                                                              

 
7. A court security plan has been submitted for approval as required by Rule 3-414 of the 

Code of Judicial Administration.             
 
8. The court electronically reports to the Driver License Division, the Bureau of Criminal 

Identification and the Administrative Office of the Courts as required.           
 

9. Clerks’ education hours shall be reported to the Administrative Office of the Courts on an 
annual basis.             

 
10. The appointment of the clerk(s) assigned to serve the court are subject to the judge’s 

approval, who may participate in the interview and personnel evaluation process for the 
clerk(s) at his or her discretion.              

 
11. Court staff are current with all certification requirements required by the Board of Justice 

Court Judges from the month after starting with the court through September 30, 2023. 
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12. Any interlocal agreement relating to court operations shall be submitted to the 
Administrative Office of the Court with the city’s application for recertification.             

 
13. The court accepts credit and debit cards through a system that integrates with CORIS. 

            
 

14. The court has access to UCJIS.                   
 
15. An audio recording system that complies with the description below maintains a digital 

recording of all court proceedings.              
 

For Class I and Class II justice courts, the system must: 
 Be a stand-alone unit that records and audibly plays back the recording; 
 Index, back-up and archive the recording and enable the record to be retrieved; 
 Have at least four recording channels; 
 Have a one-step “on” and “off” recording function; 
 Have conference monitoring of recorded audio; 
 Have external record archiving from the unit with local access; and 
 Be capable of being integrated with the court’s public address system. 

 
For Class III and Class IV justice courts, the system must, at a minimum: 

 Be a stand-alone unit that records and audibly plays back the recording; 
 Index, back up and archive the recording and enable the record to be retrieved; and 
 Have at least two recording channels. 

 
 
16. If the court is a Class I court: 

 
a. Judge is employed on a full-time basis           
 
b. Dedicated courtroom which meets the master plan guidelines adopted by the 

Judicial Council           
 
c. Court has a jury deliberation room           
 
d. Judge's chambers, clerk's office, and courtroom are in the same building           
 
e. Judge has his or her own private chambers           
 
f. Clerk's office is separate from any other entity           
  
g. Court is open during normal business hours           
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17. If the court is a Class II court: 
 

a. Court is open (check one) 
 

          201-300 average monthly filings: at least 4 hours/day 
          301-400 average monthly filings: at least 5 hours/day 
          401-500 average monthly filings: at least 6 hours/day 

 
b. Trial calendar is set at least weekly           
 
c. Courtroom configuration is permanent           
 
d. Courtroom, judge’s chambers, and clerk’s office are within the same building           
 
e. Judge has his or her own private chambers           

 
18. If the court is a Class III court: 
 

a. Trial calendar is set at least twice per month           
 
b. Court is opened (check one): 
 

         61-150 average monthly filings: at least 2 hours/day 
         151-200 average monthly filings: at least 3 hours/day 

 
19. If the court is a Class IV court: 
 

a. Trial calendar is set at least monthly           
 
b. Court is open at least 1 hour per day           

 
20. If you have responded with a "no" to any item in Section II above, you must request 

a waiver or extension below and justify that request. If waiver or extension of any 
requirement is requested, please specify each requirement and indicate factors which 
demonstrate a need for the waiver or extension. For any requested extension, please include 
the requested extension period. (To receive a waiver or extension of any requirement, the 
information requested in this section must be provided. Remember that statutory 
requirements cannot be waived or extended). 
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I am familiar with the minimum operational standards for this court, and except as noted 
above, those standards are currently met or exceeded. During the current term of the court, I have 
met with the appropriate governing body of the city to review the budget of the court, review 
compliance with the minimum requirements and operational standards, and discuss other items of 
common concern. 
 
 
DATED this ______ day of __________________, 2023. 
 
 
 

_____________________________ 
Justice Court Judge 

 
 
 
 
 
 
I declare under criminal penalty of the State of Utah that the foregoing is true and correct.   
 
Executed on this ______ day of __________________, 2023. 
 
 
 



 

 
24 

C H E C K L I S T 
 
 
Please be sure that your application for recertification includes each of the following: 
 
1.          Court Certification Affidavit completed and signed by the judge. 
 
2.          A copy of a written opinion from the city or county attorney (as appropriate), directed to 
the appropriate sponsoring governmental entity, advising that entity of all requirements for the 
operation of the justice court and the feasibility of maintaining the court. 
 
3.          A copy of a duly passed resolution of the sponsoring governmental entity that  

 
a. requests recertification of the court, and 
 
b. affirms that the entity is willing to meet all requirements for the operation of the 

court during the period of certification. 
 
4.          A copy of your court security plan, as required by Rule 3-414 of the Code of Judicial 

Administration. 
 
5.          A copy of any interlocal agreement(s) relating to court operations, as amended to date. 
 
 
 

ALL OF THESE DOCUMENTS MUST BE RECEIVED BY THE ADMINISRATIVE 
OFFICE OF THE COURTS BY: 

DECEMBER 15, 2023. 
 
 
 

Board of Justice Court Judges 
Attention: James M. Peters 

Administrative Office of the Courts 
P. O. Box 140241 

Salt Lake City, Utah 84114-0241 
jamesp@utcourts.gov 
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SAMPLE RESOLUTION 
 
 
 
 

A RESOLUTION REQUESTING THE RECERTIFICATION OF 
THE __________________ JUSTICE COURT 

 
 
 
 

WHEREAS, the provisions of U.C.A. 78A-7-103 require that Justice Courts be recertified 

at the end of each four-year term; and 

WHEREAS, the term of the present Court shall expire on the 31st day of January 2024; 

and 

WHEREAS, the members of the __________________ City Council have received an 

opinion letter from __________________, City Attorney, which sets forth the requirements for 

the operation of a Justice Court and feasibility of continuing to maintain the same; and 

WHEREAS, the members of the __________________ City Council have determined that 

it is to the best interests of __________________ Municipality to continue to provide for a Justice 

Court. 

BE IT RESOLVED, the __________________ (name of Council or Board) hereby 

requests recertification of the __________________ Justice Court by the Board of Justice Court 

Judges and the Utah Judicial Council. 
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BE IT FURTHER RESOLVED, the __________________ (name of Council or Board) of 

Municipality hereby affirm their willingness to continue to meet all requirements set forth by the 

Judicial Council for continued operation of the __________________ Justice Court for the next 

four-year term of court, except as to any requirements waived by the Utah Judicial Council. 

 

 

 APPROVED and signed this ______ day of __________________, 2023. 

 

___________________________ 

Municipality 

 

by ___________________________ 

(Title) 

 

 

ATTEST: ___________________________ 

 



CITY OF SANTA CLARA 
RESOLUTION  2023-17R 

 
 
 A RESOLUTION REQUESTING THE RECERTIFICATION  
 OF THE CITY OF SANTA CLARA MUNICIPAL JUSTICE COURT 
 
 

WHEREAS, the provisions of U.C.A 78-5-139(3) require that Justice Courts be 
recertified at the end of each four-year term; and 
 

WHEREAS, the term of the present court shall expire on the 31st of January, 2024; and 
 

WHEREAS, the members of the City Council of the City of Santa Clara have received an 
opinion letter from Matt Ence, City Attorney, which sets forth the requirements for the operation 
of a Justice Court and feasibility of continuing to maintain the same; and 
 

WHEREAS, the members of the City Council of the City of Santa Clara have determined 
that it is to the best interests of the City of Santa Clara to continue to provide for a Justice Court; 
 

BE IT RESOLVED, the City Council of the City of Santa Clara hereby requests 
recertification of the Santa Clara Municipal Justice Court by the Justice Courts Standards 
Committee and the Utah Judicial Council. 
 

BE IT FURTHER RESOLVED that the City Council of the City of Santa Clara hereby 
affirm their willingness to continue to meet all requirements set forth by the Judicial Council for 
continued operation of the Santa Clara Municipal Justice Court for the next four-year term of 
court, except as to any requirements waived by the Utah Judicial Council. 
 
 

APPROVED and signed this 13th day of December, 2023. 
 

Santa Clara City                 
                                
 
 
         _____________________ 
         Rick Rosenberg, Mayor 
 
ATTEST: 
 
 
 
_________________________     
Chris Shelley, City Recorder                       



 
 

Mayor 

Rick Rosenberg 

 
City Manager  

Brock Jacobsen 

 

 
  CITY COUNCIL 

  City Council 
Denny Drake 

Leina Mathis 

Ben Shakespeare 

Jarett Waite 

Christa Hinton

 

Meeting Date: 13/Dec/23 Agenda Item: 4 

 
 

Applicant: Teri Forbes          Requested by: Brock Jacobsen 
 

Subject: Teri Forbes Contract Update 
 
 

Description: 

Teri Forbes has been transcribing minutes for the city since July 2017. She started with the 
Planning commission and has been willing to do other committees as well. She started transcribing 
for the City Council in March of 2023. She provides a valuable service to the city. In order for her to 
continue doing the minutes she needs to increase her hourly rate by $2.50, making her new hourly 
amount of $40.00.  

 
 
 
 
 
 
 
 
 
 
 
 
 

Recommendation: Approval 

Cost: 40 

Legal Approval: N/A 

Finance Approval: Yes 

Budget Approval: Yes 
 

          Attachments: N/A

 

2603 Santa Clara Drive, Santa Clara, Utah 84765 

Phone (435) 673-6712 Fax (435) 628-7338 

 



Amended 12-13-2023 

SERVICE AGREEMENT 

SANTA CLARA CITY. a municipality duly organized and existing under the laws of the 

Stale of Utah. with its principal place of business located at 2603 Santa Clara Dr., Santa Clara, UT 

84765 (hereinafter referred to as '·Municipality .. ) and Teri Forbes (hereinafter referred to as

··Service Provider") herewith enter into this Service Agreement, effective as of March I. 2023.

RE CITALS: 

The parties recite and declare: 

I. Service Provider is transcribing City Council Work Meeting. Regular City 

Council

Meeting, Special Meetings, Planning Commission Meetings. Heritage Meetings, Hillside and TRC 

(IrTRC meeting is over J hours) and Municipality is willing to receive said services, pursuant to 

the terms. covenants and conditions set forth in this agreement. 

2. In order to properly transcribe minutes. Service Provider understands she will be required 

to submit transcribed minutes the Monday prior to the next City Council Meeting. 

3. For the reasons set forth above, and in consideration of the mutual promises and 

agreements set forth in this agreement, which the parties agree are sufficient to support the 

promises contained in this agreement, the Municipality and Service Provider agree as follows: 

SECTION ONE 

SERVICES 

I. Service Provider herewith agrees to perform. for and to the benefit of the Municipality.
the following services: 

a. Prepare transcribed minutes and submit same lo Municipality the Monday prior 

lo the next City Council Meeting and Wednesday prior to the next Planning Commission 

Meeting. 

b. Submit recorded copy of meeting and copy of transcribed minutes in a format 

acceptable to Municipality. 

Service Provider accepts and agrees to provide such service subject to the general need, 

requirements. and objectives of the Municipality. 



Amended 3-1-2023 

SECTIO TWO 

INDEPE DE T CO TRACTOR 

Service Provider shall be an independenl conlraclor and not an employee of the City. The 

services performed shall nol be subjecl to lhe supervision or requirements of lhe Municipalily or 

its employees, as Service Provider is providing a service to the City as an independent business. 

Service Provider shall obtain a business license for this business. The City agrees lo waive any 

business license fee. 

SECTION THREE 

TERM OF AGREEMENT 

This Agreement shall lerminate upon thirty (30) days written advance notice provided 

by either party. unless terminated sooner pursuant Lo the terms of this agreement. 

SECTION FOUR 

COMPE SAT[ON 

The Municipality shall pay Service provider and Service Provider shall accept from lhe 

Municipality, in full payment for all services provided to the Municipality. Compensation to 

Service Provider shall be established as follows: $37.50 $40.00 hourly rate.

Municipality will make payment on invoice(s) for services, provided work is properly 

documented. Municipality requests that invoices be submitted in monthly intervals. under this 

Agreement. 

SECTIO FIVE 

TERMI ATION OF AGREEMENT 

I. This agreement may be terminated for cause by either paity with thi11y (30) days

written notice to the other party. 

2. Cause justifying lermination of this agreement shall be limited to the following:

a. Service Provider fails to provide services or make reasonable progress on

providing services required tmder lhis agreement. 

b. The Mtmicipality fails to compensate Service Provider as required under this

agreement. 

2 











Mayor 

Rick Rosenberg 

City Manager 

Brock Jacobsen 

  CITY COUNCIL 

  City Council 
Denny Drake 

Leina Mathis 

Ben Shakespeare 

Jarett Waite 

Christa Hinton

Meeting Date: 13/Dec/23 

Applicant: Clayton Leavitt     Requested by: Jim McNulty 

Subject: Preliminary Subdivision Plat, Pioneer Pointe Subdivision 

Description: 

Clayton Leavitt is requesting Preliminary Plat Approval for the Pioneer Pointe Subdivision.  The 
Pioneer Pointe Subdivision includes 133 units on 18.09 acres of property.  This equates to density 
of 7.35 units/acre.  On July 12, 2023, the City Council adopted Ordinance #2023-15.  A staff report 
with more detailed information has been included for your review. 

Recommendation: Approval 

Cost: N/A 

Legal Approval: N/A 

Finance Approval: N/A 

Budget Approval: N/A 

 Attachments: N/A

2603 Santa Clara Drive, Santa Clara, Utah 84765 

Phone (435) 673-6712 Fax (435) 628-7338 

Agenda  Item: 5



City of Santa Clara 
2603 Santa Clara Drive 
(435) 656-4690, Ext. 225
jmcnulty@sccity.org

Preliminary Subdivision Plat 
Summary and Recommendation 

Public Body: Santa Clara City Council 
Meeting Date: December 13, 2023 
Current Zone: Planned Development Residential, PDR  
General Plan Designation:  Medium Density Residential, MDR 
Property Address: 400 East/Patricia Drive and Pioneer Parkway 
Request: Pioneer Pointe Subdivision, Preliminary Plat  
Applicant Name: Clayton Leavitt (Oak Creek) 
Staff Planner: Jim McNulty 
Planning Staff Recommendation: Approve with conditions. 
Meeting Type: Public Meeting 

PROJECT DESCRIPTION 

The applicant, Clayton Leavitt (Oak Creek), is requesting Preliminary Plat Approval for the Pioneer Pointe 
Subdivision.  The Pioneer Pointe Subdivision includes a total of 133 units on 18.09 acres of property.  This 
equates to a density of 7.35 units/acre. 

The Property Rezoning and Project Plan approval (Ordinance #2023-15, attached) included 82 single-family 
units/lots, with 51 multi-family townhome units (front loaded and rear loaded).   City Ordinance #2023-15 was 
approved and adopted by the City Council on July 12, 2023.  Prior to adoption of Ordinance #2023-15, the 
Planning Commission held two public hearings on March 23, 2023, and May 25, 2023.  Both public hearings 
were well attended by residents in the vicinity. 

Chapter 17.68, Planned Development Zones, requires a review of the Preliminary Subdivision Plat.  Additionally, 
the preliminary plat application is required to include all preliminary plat requirements as per Chapter 16.16 of 
Subdivision Ordinance.  City staff will further address the proposed project and requirements in the staff report. 

SITE & VICINITY DESCRIPTION 

The subject property is located north of Pioneer Parkway, with Patricia Drive running along the eastern 
boundary, and 400 East abutting the western boundary.  Tuscany Drive runs north of the subject property.  The 
centerline of 400 East is the boundary between Santa Clara City and Ivins City. 

Staff Report 
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PRELIMINARY SUBDIVISION PLAT REVIEW ITEMS 

City staff has determined that the Preliminary Subdivision Plat is consistent with the Project Plan for the Pioneer 
Pointe Project.  City staff has identified the following items that need to be addressed at this time: 

1. Residential Unit Count: The Preliminary Plat Plan includes a total of one hundred thirty-three (133)
units on 18.09 acres of property.  This equates to a density of 7.35 units/acre.  A total of 82 single-
family lots/pad lots are proposed along with 51 multi-family townhome units.

2. Project Phasing Plan: A Phasing Plan has been included for the overall project.  A total of seven (7)
phases are proposed by the developer.  Each phase will include the following:

• Phase 1A includes 14 single-family lots with a detention basin area.
• Phase 1B includes 21 single-family pad lots, amenity area parking, and project amenities.  These

amenities include restrooms with changing areas, a large pool, hot tub, and an outdoor seating
(covered and uncovered) area for the community.

• Phase 2 includes 11 single-family pad lots with project amenities.  These amenities include three
(3) pickleball courts, a green court/open space area with walking paths, and a pavilion.

• Phase 3 includes 11 single-family pad lots.
• Phase 4 includes 19 single-family pad lots with project amenities.  This amenity area includes a

large green court/open space area with walking paths.
• Phase 5 includes 26 multi-family townhomes units in five (5) buildings, and visitor parking.
• Phase 6 includes 25 multi-family townhome units in six (6) buildings with project amenities.

This amenity area includes a large green court/open space area with walking paths and a large
pavilion.

3. Building Design/Materials/Height/Setbacks: Chapter 17.68 requires a review of building design,
building materials, building height, and building setbacks.  The Preliminary Subdivision Plat includes both
single-family homes and multi-family townhomes as follows:

• Single-Family Home Lots/Wide Pad Lots.  Both one-story and two-story traditional home designs
are proposed for these single-family lots.  Home sizes will range from 1,500 to 3000 sq. ft.  Four to
five different models with varying elevations and materials including multiple brick and stone
options along with stucco, and tile roof options.  Rambler homes will be approximately 20’ in height,
with two-story homes being 27’ in height.  Lots 1 - 14 (traditional single-family lots) will have a 20’
front yard setback, with 8’ side yards, and a rear yard of 10’.  Wide Pad Lots (23, 25, 29, 33, 37 – 46,
48 – 69, 71, and 74) will have a front yard setback of 15’ to living space, with 20’ to the garage.  The
side yard setback will be 16’ between each building, with a rear setback of 10’.

• Single-Family Pad Lots/Narrow Homes.  The smaller/narrow pad lot single-family homes will
include a two-story design.  Home sizes will range from 1700 to 1850 sq. ft.  Four different models
with varying elevations and materials including multiple brick and stone options along with
hardiboard, stucco, and tile roof options.  The two-story homes will be approximately 25’ to 27’ in
height.  Narrow Pad Lots (15 – 22, 24, 26 – 28, 30 – 32, 34 – 36, 47, 70, 72, 73, 75, 76 – 82) will have
a front yard setback of 15’ to living space, with 20’ to the garage.  The side yard setback will be 16’
between each building, with a rear setback of 10’.
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• One-Story Townhomes.  These units include two-bedrooms and two bathrooms homes with a one-
car garage and two-car driveway.  The proposed units would be approximately 985 to 1100 sq. ft. in
size.  Two different color palettes with a variety of building materials including brick and stone,
hardiboard, stucco, and tile roof options are proposed.  The one-story townhomes will be
approximately 22’ in height.  Units 94 - 114 will have a front yard setback of 15’ to living space, with
20’ to the garage.  The side yard setback between buildings will be 12’ with a rear setback of 10’.

• Two-Story Townhomes.  These units include 3 and 4 bedrooms, 2.5 baths with a two-car garage and
two-car driveway.  The proposed units will be 1400 to 1600 sq. ft. in size.  Two different color
palettes with a variety of building materials including brick and stone, hardiboard, stucco, and tile
roof options are proposed.  The two-story townhomes will be approximately 27’ in height.  Units 83
- 93 will have a rear/front yard driveway depth of 20’, with a side yard setback of 12’ and 15’
between buildings.  The front yard will include a courtyard patio that fronts onto a green court area.
Units 115 - 133 will have a rear yard/front yard driveway depth of 20’ along Tuscany Drive, with a
side yard setback of 15’ between buildings.  The front yard for these units is approximately 20’ to
face of building; however, an 8’ courtyard patio will be allowed in the setback area allowing for
12’ from back of sidewalk to courtyard.

4. Open Space: Chapter 17.68 requires at least 30% of a project area to be in common open space.  The
Preliminary Plat includes approximately 34.83% (6.30 acres) of open space being proposed for the
overall project.  The applicant is required to work with city staff during both the Preliminary and Final
Subdivision Plat review to verify these calculations.

5. Public Trail Access: An 8’ asphalt public trail along 400 East has been shown on the Preliminary
Subdivision Plat.  This trail is required as per the 2018 Trails Master Plan.  This required trail will tie in
with the existing section of trail along the 400 East frontage of the Tuscany project, which provides a
connection to other trails in the area.  The applicant is required to work with city staff during both the
Preliminary and Final Subdivision Plat review process.

6. Landscaping & Water Efficiency: Chapter 17.68 requires project landscaping and puts standards in place
for the PD Zone.  Section 17.68.050 discusses landscape design and water conservation principles.  The
final landscape and irrigation plans will be required to comply with City Ordinance #2022-05 (Water
Efficient Landscaping & Conservation Standards).  A secondary water connection will be required for
outdoor water use.  The applicant has provided a preliminary landscape plan; however, a more
thorough review with additional details (final landscaping & irrigation plan) will be required with each
Final Plat submittal.

7. Public Road Cross-Section: The Preliminary Plat includes a required 45’ public road cross-section within
the interior of the project.  This includes 30’ of asphalt, 2.5’ of curb and gutter on either side, with a 5’
sidewalk on each side of the road allowing for good pedestrian access and movement.  Additionally,
improvements such as but not limited to curb & gutter, park strip, sidewalk, and trails will be required
along Patricia Drive (50’ public street), Pioneer Parkway (70’ public street), and 400 East (66’ public
street).  The applicant is required to work with city staff and comply with all department
recommendations during both the Preliminary and Final Subdivision Plat review process.

8. Private Driveway Cross-Sections: The Preliminary Plat includes two (2) private driveways at 26’.  Each
private driveway would provide access to two (2) single-family pad lots (Lots 38-39, and 59-60).  The
applicant is required to work with city staff and comply with all department recommendations during
both the Preliminary and Final Subdivision Plat review process.
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9. Parking: The Preliminary Plat includes 203 parking spaces for the 51 multi-family townhome units.  This 
equates to 4.0 parking spaces per unit.  An additional 20 surface parking spaces have been provided 
adjacent to the project amenities in Phase 1B, and within Phase 5.  Chapter 17.32 requires two (2) 
parking spaces per unit, one covered and one uncovered.  Each of the single-family lots/pad lots have 
been designed to include a two-car garage with a two-car driveway.  The project parking will be 
reviewed during both the Preliminary and Final Subdivision Plat review process. 

 
10. Project Utilities: Utilities (e.g., water, sewer, power, gas, etc.) are required for the project.  The 

applicant is required to work with city staff and comply with all department recommendations during 
both the Preliminary and Final Subdivision Plat review process. 
 

11. Soils Report:  A Geotech Report (Subsurface Investigation) done by Applied Geo-Tech was submitted 
for the property.  It appears that expansive clay was encountered in multiple site locations (north & 
south); however, the site is suitable to support residential slab on grade construction provided that the 
report recommendations are implemented during construction.  The applicant will be required to work 
with city staff during both the Preliminary and Final Subdivision Plat review process to determine 
compliance. 

 
12. Traffic Study: A Traffic Impact Study, TIS done by Hales Engineering was submitted for the property.  

Two project accesses were assumed, which resulted in an acceptable LOS at intersections; however, a 
third access was also considered on Patricia Drive.  The third access would improve the internal 
circulation of the project.  Since the report was submitted, the project has been redesigned to include a 
row of single-family lots along Patricia Drive without access to the interior of the site.  This was done to 
tie in with the existing single-family neighborhood in the immediate vicinity.  Access to the site will be 
gained off Pioneer Parkway and 400 East. 

 
13. Block Privacy Wall:  A 6’ solid block privacy wall will be required along Pioneer Parkway and 400 East.  

A block wall detail and color sample has been included with the Preliminary Plat.  City staff would 
recommend that more specific details be required at Final Plat submittal. 
 

14. Owner Occupancy:  City Ordinance #2023-15 (adopted July 12, 2023) requires that a minimum of fifty 
percent (50%) of all units in the Pioneer Pointe Project be owner-occupied.  This requirement must be 
included in the CC&Rs to be recorded for the project and enforced by the HOA. 
 

15. Project CC&Rs:  A copy of the project CC&Rs is required for City staff and legal counsel review when an 
application for Final Plat approval is submitted to the City. 
 

16. Dust Control:  A Dust Control Plan is required for review and approval by city staff before a grading 
permit can be issued allowing for site work.  The health, safety, and welfare of adjacent residents must 
be considered. 
 

17. Temporary Drivable Access:  During the public meeting on October 26, 2023, the Planning Commission 
added a condition regarding temporary drivable access once a total of 30 units within the project’s 
interior have been platted.  Condition of Approval #17 addresses this item. 

 
NEIGHBORHOOD RESPONSE 

The City Council agenda has been posted on the city website as well as City Hall, the Santa Clara Post Office, and 
local library.  No comments have been received by city staff as of the writing of this report. 
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STATE CODE CONSIDERATIONS 

Utah Code, Section 52-4-202 includes requirements for subdivisions.  A city must hold a public meeting to 
consider a subdivision plat.  The meeting agenda, date, time, and place of the meeting must be placed on the 
city website and in public locations (e.g., City Hall, Post Office, local library) at least 24 hours before the meeting.  
The city is also required to post on the State Public Notice Website.  City Staff has determined that all State Code 
requirements have been met with this application. 

REVIEWING DEPARTMENTS 

DEPARTMENT: Building 
Recommendations: A geotechnical report will be required for all lots/units/buildings within the project prior to 
permit issuance. 
Required Revisions: None at this time. 

DEPARTMENT: Parks & Trails 
Recommendations: An 8’ public multi-purpose trail is required along 400 East. 
Required Revisions: None at this time. 

DEPARTMENT: Police & Fire 
Recommendations: Fire & Emergency Vehicle access is required.  Additional review required at final plat. 
Required Revisions: None at this time. 

DEPARTMENT: Power 
Recommendations: Public Utility Easements (PUE’s) are required for each final plat.  Transformer locations need 
to be reviewed and approved. 
Required Revisions: None at this time. 

DEPARTMENT: Public Works 
Recommendations: Public Utility Easements (PUE’s) are required to be shown on each final plat.  A final mylar 
with signature blocks is required for each final plat prior to recordation. 
Required Revisions: None at this time. 

CITY STAFF RECOMMENDATION 

On October 26, 2023, the Planning Commission held a public meeting and forwarded a recommendation of 
Approval for this item to the City Council.  City staff recommends that the City Council consider granting 
Preliminary Plat Approval for the Pioneer Pointe Subdivision subject to the following conditions:  

1. That the applicant be required to comply with the recommendations from all city reviewing
departments for each project phase.

2. That the applicant be required to install public street improvements which meet city standards.
3. That the Phasing Plan be approved for the overall project.  That the Phasing Plan be reviewed for

compliance with each project phase.
4. That the building design/materials/height/setbacks comply with the information in the staff report

as presented by the applicant.  That substantial changes to these items require an amendment to
the Project Plan.
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5. That at least 30% of the project area be in common open space.  The Preliminary Plat includes
approximately 34.83% (6.30 acres) of open space.

6. That the project amenities be provided and put in place as per the approved Phasing Plan.
7. That the required public multi-purpose trail along 400 East (2018 Trails Master Plan) be put in place

as per the Preliminary Subdivision Plat.
8. That the applicant be required to comply with City Ordinance #2022-05, Water Efficient Landscaping

& Conservation Standards.  That a final landscape and irrigation plan is required at Final Plat
submittal.  Also, secondary water connections are required for outdoor water use.

9. That a 45’ public road cross-section per the Preliminary Subdivision Plat be required for the interior
streets within the project.  That a 26’ private driveway be allowed to access Lots 38 – 39, and 59 –
60 only.  That future improvements to Patricia Drive, Pioneer Parkway, and 400 East meet city
requirements and be improved as indicated in the staff report.

10. That 203 parking spaces for the 51 multi-family units be provided along with 20 surface parking
spaces adjacent to the amenity area in Phase 1B, and within Phase 5 as per the Preliminary
Subdivision Plat and Phasing Plan.

11. That the Geotech Report for the project be implemented during site construction.
12. That the Traffic Impact Study, TIS for the project be implemented except for a third access to

Patricia Drive.
13. That a 6’ solid block privacy wall be required along Pioneer Parkway and 400 East.  That more

specific detail be provided at Final Plat submittal.
14. That 50% of all units in the project be owner-occupied.  That this requirement be included in the

CC&Rs and enforced by the HOA.
15. That a copy of the CC&Rs for the project be submitted to City staff and legal counsel for review at

Final Plat submittal.
16. That a dust control plan be required and submitted to city staff for review and approval before a

grading permit is issued or site work commences for overall project or any phase.
17. That temporary drivable access which includes road base be provided once a total of 30 units have

been platted within the project’s interior allowing for Fire & Emergency Vehicle access.  That
temporary drivable access be allowed from Phase 1B to Tuscany Drive.  That temporary drivable
access be required until the second point of ingress/egress is put in providing access to Pioneer
Parkway.
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Meeting Date: 13/Dec/23 

Applicant: Silverado LLC, Julian Stemmer     Requested by: Jim McNulty 

Subject: Property Rezoning & Project Plan 

Description: 

Julian Stemmer (Silverado LLC), is requesting to Rezone the property at the intersection of Pioneer 
parkway and future extension of Red Mountain Drive (Lots 1, 2, and 3 of the Silverado Santa Clara 
Subdivision), and directly east of Harmon’s Shopping Center.  The property is currently zoned 
Planned Development Residential, PDR and the applicant proposes to rezone it to the Planned 
Development Commercial, PDC Zone to allow for a mixed-use project. 

Recommendation: N/A 

Cost: N/A 

Legal Approval: N/A 

Finance Approval: N/A 

Budget Approval: N/A 

 Attachments: N/A

2603 Santa Clara Drive, Santa Clara, Utah 84765 

Phone (435) 673-6712 Fax (435) 628-7338 

Agenda  Item: 6 
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Property Rezoning & Project Plan 
Summary and Recommendation 

 

Public Body: Santa Clara City Council  
Meeting Date: December 13, 2023 
Current Zone: Planned Development Residential, PDR 
Proposed Zone: Planned Development Commercial, PDC 
General Plan Designation: Mixed-Use Residential, MUR (Lots 1 and 2) and Main Street Commercial, 
MSC (Lot 3) 
Property Address: Intersection of Pioneer Parkway/future extension of Red Mountain Drive, east of 
Harmon’s Shopping Center 
Property Size: 14.27 Acres 
Request: Property Rezoning & Project Plan 
Applicant Name: Julian Stemmer 
Staff Planner: Jim McNulty 
Meeting Type: Public Hearing 
 

PROJECT DESCRIPTION 

The applicant, Julian Stemmer (Silverado LLC), is requesting to Rezone the property at the intersection of 
Pioneer Parkway and future extension of Red Mountain Drive (Lots 1, 2, and 3 of the Silverado Santa Clara 
Subdivision), and directly east of the Harmon’s Shopping Center.  The property is currently zoned Planned 
Development Residential, PDR and the applicant proposes to rezone it to the Planned Development 
Commercial, PDC Zone to allow for a mixed-use project including both commercial and residential uses.  The 
subject property is 14.27 acres in size. 
 
A public hearing for this project was held by the Planning Commission on July 14, 2022.  A motion was made to 
recommend approval to the City Council.  On August 10, 2022, the City Council held a public meeting on this 
item as required by State Code.  A rezoning of property is a legislative decision which requires the City Council 
to approve or deny the application.  A motion was made by the City Council to table the item to allow the 
applicant to work with adjacent residents and incorporate City Council comments prior to resubmitting.  On 
November 9, 2023, the Planning Commission held a public hearing on this item (draft minutes attached). 
 
The updated Project Plan/Rezone Application includes three (3) project phases.  The original Project Plan 
included a 4th Phase (Pickleball Facility with a Sports Bar & Grille) which has been removed.  This site (Lot 4) has 
been sold to Intermountain Health Care, IHC for a future InstaCare facility.  City staff will further address the 
proposed Project Plan and requirements in the staff report.  

Staff Report 
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PROJECT PLAN REVIEW ITEMS 

City staff has worked with the applicant on several items associated with the Project Plan.  The following 
includes information on each item as required by Chapter 17.68, Planned Development Zone: 
 

1. Residential Unit Count/Commercial Buildings/Phasing Plan: The Project Plan includes a total of one 
hundred twenty-four (124) units.  Phase I includes 28 two-story Townhome/Toy Garage Units with a 
2nd story living area, and Phase 2 includes 96 apartment units to be in four (4) buildings.  The acreage 
for these two phases is 11.66 acres.  This equates to a proposed density of 10.63 units/acre.  As 
previously determined, the requested PDC Zone does not require a density bonus if the units proposed 
exceed 8 units/acre.  The Project Plan includes three (3) commercial buildings with an approximate 
square footage of 16,900 to be in Phase 3 of the project. 

 
2. Project Amenities: Chapter 17.68 requires project amenities including recreational facilities such as 

tennis courts, playground equipment, swimming pool, clubhouse, and other common amenities such as 
outdoor cooking/eating areas, gazebo, or gardens.  The Silverado Project is proposing the following 
amenities: 
 

• Phase 1 will include open space and a trail connection that extends from the pedestrian 
crossing on Red Mountain Drive.   

• Phase 2 will include restrooms with changing areas, a large pool, hot tub, BBQ area, and an 
outdoor patio structure.   

• Phase 3 includes open space and outdoor seating areas adjacent to the proposed buildings.   
 

3. Building Design & Materials: Chapter 17.68 requires the review of building design and materials.  The 
Project Plan includes three (3) project phases as follows: 
 
• Phase 1 (Townhome/Toy Garage Units) includes a modern design with an aluminum panel system 

utilizing both a wood and metal finish appearance, with large windows for natural light.  The roof 
will include a single ply membrane system.  The building height for these buildings is 24’ – 6”.   
 

• Phase 2 (Apartment Buildings) includes a modern design with an exterior stucco system, a metal 
panel system, an aluminum panel system with wood finish, metal guard rails and large windows.  
The roof will include a single ply membrane system.  The building height for the apartment buildings 
is 34’ to the top of the roof canopy.   

 
• Phase 3 (Commercial Buildings) includes an exterior stucco system, color fiber-cement or pre-

finished metal cladding system, with an aluminum storefront and windows.  The roof will include a 
single ply membrane system.  The building height for the commercial buildings is 21’ – 4” to the top 
of parapet.  The applicant will be required to work with city staff and comply with all department 
recommendations to verify that all requirements have been met during Site Plan Review for each 
project phase. 

 
4. Open Space: Chapter 17.68 requires at least 30% of a project area to be in common open space.  The 

Project Plan includes approximately 40% (4.65 acres) of open space for the residential area (Phases 1 
& 2), with approximately 32% (0.82 acres) of open space for the commercial area (Phase 3). The 
applicant will be required to work with city staff during both the Subdivision Plat and Site Plan review 
process for each project phase to verify these calculations. 
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5. Public Trail Access:  An existing pedestrian trail is located along the property frontage (Pioneer 
Parkway) and will remain in place.  Along the eastern edge of the project and Red Mountain Drive, a 15’ 
maintenance/trail easement is shown on the Project Plan.  This will allow for a future connection to the 
IHC property when this site is developed, allowing for a connection to Pioneer Parkway.  The trail will 
include a pedestrian crossing at Red Mountain Drive.  The applicant will be required to work with city 
staff and comply with all department recommendations during Subdivision Plat and Site Plan Review. 

 
6. Landscaping & Water Efficiency: Chapter 17.68 requires project landscaping and puts standards in place 

for the PD Zone.  Section 17.68.050 discusses landscape design and water conservation principles.  
However, the city has an ordinance in place (Ordinance #2022-05) requiring all new development to be 
complaint with the Water Efficient Landscaping & Conservation Standards.  A secondary water 
connection will be required for outdoor water use.  The applicant will be required to work with city staff 
and comply with all department recommendations to verify that all requirements have been met during 
Site Plan Review for each project phase. 

 
7. Public Road Cross-Sections: Silverado will be required to do public roadway improvements and 

dedications as part of the project.  These public roads include but aren’t limited to the proposed public 
road in Phase 1 (50’ right-of-way) from Rachel Drive to Red Mountain Drive, and Red Mountain Drive 
(66’ right-of-way) which connects to Pioneer Parkway to gain access to the site.  The applicant will be 
required to work with city staff and comply with all department recommendations during both the 
Subdivision Plat and Site Plan review process. 

 
8. Private Drive/Alley Cross-Sections: Silverado will be required to do private driveway improvements at 

26’ within the interior of the project (Phases 2, and 3).  The applicant will be required to work with city 
staff and comply with all department recommendations during both the Subdivision Plat and Site Plan 
review process. 

 
9.  Parking: The Project Plan includes a total of 384 parking spaces.  This includes a minimum of 192 

spaces (1 covered, 1 uncovered) for the apartments project, with 56 spaces being required for the 
Townhome/Toy Garage Units.  The proposed commercial uses adjacent to Santa Clara Drive require 
68 parking spaces; however, 84 parking spaces are provided.  A total of 34 additional parking spaces 
have been provided in Phases 1, 2, and 3 for shared use as needed.  Chapter 17.32 requires a total of 
316 parking spaces.  The applicant will be required to work with city staff during both the Subdivision 
Plat and Site Plan review process to verify required parking. 

 
10. Project Utilities: Utilities (e.g., water, sewer, gas, etc.) will be required for the project.  A secondary 

water connection will be required for outdoor water use.  The applicant will be required to work with 
city staff and comply with all department recommendations during Subdivision Plat and Site Plan 
Review. 
 

11. Soils Report:  A Geotech Report (Subsurface Investigation) done by Applied Geo-Tech was submitted 
for the property.  The site is suitable for various types of development including commercial or 
residential.   However, precautionary measures are needed, and an updated Geotech Report will be 
required prior to development of each project phase.  The applicant will be required to work with city 
staff during Subdivision Plat and Site Plan Review for each project phase to determine compliance. 

 
12. Traffic Study: A Traffic Impact Study, TIS done by Horrocks Engineering was submitted for the property.  

Three project accesses were assumed, which resulted in an acceptable LOS at each intersection.  It is 
expected that the traffic signal at the intersection of Pioneer Parkway and Red Mountain Drive will be 
needed by 2029.  If the signal is not installed by 2029, the LOS in the area will not be acceptable.  
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However, the city is currently having a study done to move forward with this signal soon.  By putting 
this signal in soon, it will keep the LOS at acceptable levels as developed occurs in the area. 

 
13. Project Narrative: The applicant has submitted an updated project narrative for your review and 

consideration (copy attached).  City staff asked the applicant to update this item to match the Project 
Plan.  It’s likely that Planning Commission members will have questions for the applicant during the 
meeting. 
 

14. Development Agreement:  An updated Development Agreement is being reviewed by city legal counsel 
and will be required prior to any site development. 

 
REZONING CONSIDERATION 

Chapter 17.18.090 of the city code provides standards of review for the city.  In consideration of any zoning 
map amendment (rezoning), the land use authority shall consider the following matters and the city council 
shall give reasonable consideration to the following: 
 

a. Is the proposed use suitable in view of the zoning and development of adjacent and nearby property. 
Yes. 
 

b. Will the proposed use adversely affect the existing use or suitability of adjacent or nearby property. 
No. 

c. Are there substantial reasons why the property cannot or should not be used as currently zoned. 
No.  

d. Will the proposed use cause an excessive or burdensome use of public facilities or services, including, 
but not limited to streets, schools, water or sewer utilities, and police or fire protection. 
No. 

e. Is the proposed use compatible with the purpose and intent of the General Plan. 
Yes. 

f. Will the use be consistent with the purpose and intent of the proposed zoning district. 
Yes. 

g. Is the proposed use supported by new or changing conditions not anticipated by the General Plan. 
No. 

h. Does the proposed use reflect a reasonable balance between the promotion of the public health, safety, 
morality, or general welfare and the right to the unrestricted use of property.  Yes. 
 

GENERAL PLAN CONSIDERATION 

The Santa Clara City General Plan indicates a Mixed-Use Residential, MUR land use designation for Lots 1 & 2, 
with a Main Street Commercial, MSC land use designation for Lot 3.  The proposed Planned Development 
Commercial, PDC Zone complies with the intent of the General Plan.  The description and character objectives 
for MUR states the following: 
 

“The mix of uses is mostly residential, in the form of townhomes, multi-unit buildings, but also might 
include small-lot single-family homes.  Design to blend in with the adjacent residential neighborhoods 
with interconnected street grid, sidewalks, and shared parking”. 

 
The description and character objectives for the MSC states the following: 
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“Predominantly commercial uses on the ground level, including uses such as stores, restaurants, and 
offices with residences and/or offices on the 2nd floor.  Projects should strive for continuous building 
frontage, with the ground floor being mostly storefront windows to create a pedestrian-friendly 
development”. 

 
The proposed Project Plan/Rezone application includes elements from both the MUR and MSC land use 
designations.  This proposed use of property is encouraged by the General Plan.  A copy of Ordinance #2023-18, 
Silverado General Plan Amendment has been attached. 
 

NEIGHBORHOOD RESPONSE 

The city Council agenda has been posted on the city website as well as City Hall, the Santa Clara Post Office, and 
local library.  No comments have been received by city staff as of the writing of this report. 
 

STATE CODE CONSIDERATIONS 

Utah Code, Section 10-9a-205 includes requirements for a Rezoning of property (zoning map amendment).  To 
rezone a property, a city must hold at least one public hearing.  Additionally, a public hearing to consider a 
rezoning of property requires 10 days’ notice rather than 24 hours’ notice.  A notice must also be sent to all 
property owners within 300’ of the subject property, with a notice in a visible location, with a sign of sufficient 
size and durability.  The city is also required to post on the State Public Notice website.  City Staff has 
determined that all State Code requirements have been met with this application. 
 

CITY STAFF RECOMMENDATION 

On November 9, 2023, the Planning Commission held a public hearing and forwarded a recommendation of 
Approval for this item to the City Council.  City staff recommends that the City Council review the submitted 
Rezoning Application and Project Plan to determine if the application is complete.  If the application is 
determined to be complete, City staff would recommend that the City Council consider the application 
subject to the following conditions:  
 

1. That the applicant be required to go through the Subdivision Plat and Site Plan Review process for 
each project phase. 

2. That a total of one hundred twenty-four (124) units on 11.66 acres be allowed as per the Project 
Plan.  This equates to a density of 10.63 units/acre. 

3. That a Project Phasing Plan be required for the overall project.  That project amenities be provided 
and put in place as per the Project Plan and Phasing Plan.  That this plan be reviewed for compliance 
with each project phase.  

4. That the building design/materials/height/setbacks comply with the Project Plan as presented by 
the applicant.  That substantial changes to these items require an amendment to the Project Plan. 

5. That at least 30% of the overall project area be in common open space.  The Project Plan includes 
approximately 40% (4.65 acres) of open space for the residential area (Phases 1 & 2), with 
approximately 32% (0.82 acres) of open space for the commercial area (Phase 3). 

6. That along the eastern edge of the project (Phase 1) and Red Mountain Drive, a 15’ 
maintenance/trail easement be provided to allow for a future connection to the IHC property and 
Pioneer Parkway. 

7. That the applicant be required to comply with City Ordinance #2022-05, Water Efficient Landscaping 
& Conservation Standards.  Also, secondary water connections are required for outdoor water use. 
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8. That a 50’ public road cross-section as per the Project Plan be required for Phase 1 from Rachel 
Drive to Red Drive.  That a 66’ public road cross-section as per the Project Plan be required for Red 
Mountain Drive which connects to Pioneer Parkway to gain access to the site.  

9. That a 26’ private driveway be allowed within the interior of the project (Phases 2, and 3).  
10. That 384 parking spaces be provided.  This includes 192 parking spaces (1 covered, 1 uncovered) for 

the apartment project (Phase 2), with 56 parking spaces being required for the Townhome/Toy 
Garage Units (Phase 1).   That 84 parking spaces be provided for the commercial area (Phase 3) of 
the project as per the Project Plan.  Additionally, 34 parking spaces be provided for Phases 1, 2, and 
3 for shared use as needed. 

11. That an updated Geotech Report for each project phase be required prior to site construction. 
12. That the Traffic Impact Study, TIS for the project be implemented. 
13. That a Development Agreement for the overall project be required and approved by the City Council 

prior to any site development. 
14. That the proposed property Rezoning complies with Chapter 17.18.090 items, (except item c 

below): 
a. The proposed use is suitable in view of the zoning and development of adjacent and nearby 

property; 
b. The proposed use will not adversely affect the existing use or suitability of adjacent or 

nearby property; 
c. There are not substantial reasons why the property cannot or should not be used as 

currently zoned; 
i. The applicant intends to do a PDC mixed-use project as per the MUR (Lots 1 & 2) 

and MSC (Lot 3) land use designations of the General Plan. 
d. The proposed use will not cause an excessive or burdensome use of public facilities or 

services, including, but not limited to streets, schools, water or sewer utilities, and police or 
fire protection; 

e. The proposed use is compatible with the purpose and intent of the General Plan; 
f. The proposed use is consistent with the purpose and intent of the proposed zoning district.   
g. The proposed use is not supported by new or changing conditions anticipated by the 

General Plan; 
h. The proposed use does reflect a reasonable balance between the promotion of the public 

health, safety, morality, or general welfare and the right to the unrestricted use of property. 
 
With the following findings: 
 

1. That the Rezoning is complaint with the Santa Clara City General Plan, Section 3.4.2, Mixed-Use 
Land Uses (Mixed-Use Residential, MUR and Main Street Commercial, MSC). 

2. That the MUR Land Use Designation allows for mostly residential uses including townhomes, multi-
unit buildings, and small lot single-family. 

3. The MSC Land Use Designation allows for commercial uses on the ground floor, including stores, 
restaurants, and offices. 

4. That the Harmon’s Shopping Center directly west of the subject property is located within the 
Planned Development Commercial, PDC zone.  
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SANTA CLARA CITY PLANNING COMMISSION 
MEETING MINUTES 
2603 Santa Clara Drive 

Thursday, November 9, 2023 
 
Present: Logan Blake, Chair  
 Shelly Harris 
 Kristen Walton 
 Curtis Whitehead 
 
 Staff: Jim McNulty, Planning and Economic Development Manager  
 Cody Mitchell, City Engineer 
 Selena Nez, Deputy City Recorder 
 Kristelle Hendrickson, Executive Assistant 
  
Excused: Ryan Anderson 
 Mark Weston 
 
1. Call to Order. 
 
Chair Logan Blake called the Santa Clara Planning Commission Meeting to order at 5:30 p.m.     
 
2. Opening Ceremony. 
 

A. Pledge of Allegiance:  Logan Blake. 
 

B. Opening Comments (Invocation):  Logan Blake. 
 
3. Working Agenda. 
 

A. Public Hearing. 
 
i. Consider a Proposed Rezoning and Project Plan for Property at the 

Intersection of Pioneer Parkway and Future Extension of Red Mountain 
Drive (Lots 1, 2, and 3 of the Silverado Santa Clara Subdivision) and 
Directly East of the Harmon’s Shopping Center.  The Applicant, Julian 
Stemmer, is Proposing to Rezone the Property from the Planned 
Development Residential, PDR Zone, to the Planned Development 
Commercial, PDC Zone, to Allow for a Mixed-Use Project including Both 
Commercial and Residential Uses.  The Subject Properties are 14.27 
Acres.  

 
Planning and Economic Development Manager, Jim McNulty, presented the Staff Report and stated 
that the applicant is Julian Stemmer with Silverado, LLC.  The request was to rezone property at the 
intersection of Pioneer Parkway and the future extension of Red Mountain Drive (Lot 1, Lot 2, and 
Lot 3 of the Silverado Santa Clara Subdivision) that is directly east of the Harmon’s Shopping Center.  
The subject property is 14.27 acres in size.  There was a Phase 1, Phase 2, and Phase 3 of the project.  
Mr. McNulty reported that the property is currently zoned Planned Development Residential 
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(“PDR”), and the applicant proposed to rezone it to the Planned Development Commercial (“PDC”) 
Zone.  The rezone would allow for a mixed-use project that includes both commercial and residential 
uses.  The proposal was to have commercial development in Phase 3, apartments in Phase 2, and 
townhome-type units in Phase 1.  
 
A public hearing was held on July 14, 2022, by the Planning Commission.  At that meeting, a motion 
was made to recommend approval to the City Council.  On August 10, 2022, the City Council held a 
public meeting on the item as required by State Code.  Mr. McNulty reminded the Commissioners 
that rezoning of property was a legislative decision that required the City Council to approve or deny 
the application.  A motion was made by the City Council to table the item to allow the applicant to 
work with adjacent residents and incorporate City Council comments.  Since that time, an updated 
Project Plan had been submitted with the Rezoning application.  Mr. McNulty explained that the 
original Project Plan included a fourth phase, which had a pickleball facility as well as a sports bar 
and grill.  That had since been removed and the property was sold to IHC.   
 
Mr. McNulty reviewed the Project Plan.  He reported that Phase 1 included 28 two-story 
townhome/toy garage units with a second-story living area.  Phase 2 would include 96 apartment units 
in four buildings, which meant there would be 28 units per building in a three-story structure.  Those 
two phases together were 11.66 acres.  That equated to a proposed density of 10.63 units per acre.  
The PDC Zone did not require a density bonus if the units proposed exceeded 8 units per acre because 
it promoted both horizontal and vertical mixed use.  The Phase 3 area included commercial buildings 
with a square footage of approximately 16,900 in three buildings.  The applicant had indicated that 
the intention was to have primarily restaurant uses there.   
 
The project amenities were discussed.  Mr. McNulty reported that Phase 1 would include open space 
and a trail connection that extended from the pedestrian crossing on Red Mountain Drive.  He pointed 
out the location of the trail connection on a map of the area.  Phase 2 would include restrooms with 
changing areas, a large pool, a hot tub, a barbecue area, and an outdoor patio structure.  Phase 3 would 
include open space and outdoor seating areas adjacent to the proposed buildings.   
 
The proposed architectural elevations were discussed.  Mr. McNulty first reviewed the Phase 2 
apartment buildings.  The apartments would have a modern design with an exterior stucco system, a 
metal panel system, an aluminum panel system with wood finish, metal guard rails, and large 
windows.  The roof would be a single-ply membrane system, which was prevalent in the area.  He 
reported that the building height was proposed to be 34 feet to the peak.  The ordinance currently 
allows a maximum height of 35 feet.  As for Phase 1, which had the townhome/toy garage units, those 
were proposed to have a modern design with an aluminum panel system that utilized both a wood and 
metal finish, with large windows for natural light.  The roof would also include a single-ply membrane 
system.  He noted that the proposed building height was 24.6 feet.  The Phase 3 commercial buildings 
would include an exterior stucco system, color fiber-cement, or pre-finished metal cladding system, 
with an aluminum storefront and windows.  The roof would include a single ply membrane system 
and the building height was proposed to be 21.4 feet to the top of the parapet. 
 
With regard to open space, there were some calculations included in the Project Plan.  The zone 
required open space of at least 30%.  The Project Plan included approximately 40% (4.65 acres of 
open space) for the residential area in Phase 2 and Phase 2, with approximately 32% (0.82 acres) of 
open space in the commercial area in Phase 3.  Mr. McNulty noted that public trail access had been 
referenced earlier.  There would need to be coordination with the IHC property as well as the future 
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extension and build-out of Red Mountain Drive.  Landscaping and water efficiency were promoted 
throughout the City, so all outdoor water would require a secondary water connection and system.   
 
Mr. McNulty shared information about the public road cross-sections.  He explained that this had 
been discussed previously.  Phase 1 showed a 50-foot public street from Rachel Drive to Red 
Mountain Drive.  That public road would be required to be put in.  Additionally, the applicant would 
be able to put in a connection from Red Mountain Drive to Pioneer Parkway to allow access to the 
site.  Silverado would also be required to do private driveway improvements at 26 feet within the 
interior of the project in Phase 2 and Phase 3.  Mr. McNulty discussed parking and explained that 
Chapter 17.32 of the code required a total of 316 parking spaces for the project.  384 parking spaces 
were shown in the Project Plan.  That included 192 spaces (1 covered and 1 uncovered) for the 
apartment project and 56 spaces required for the townhome/toy garage units.  The proposed 
commercial uses adjacent to Santa Clara Drive required 68 parking spaces.  However, it was noted 
that 84 parking spaces were provided for those commercial uses.   
 
Mr. McNulty reported that a soil report had been submitted.  The Subsurface Investigation was done 
by Applied Geo-Tech.  Based on the report, the site was suitable for various types of development, 
including commercial and residential.  A Traffic Impact Study had been done by Horrocks Engineers 
and was recently updated to include the removal of the fourth phase.  Three access points were 
assumed with an acceptable level of service (“LOS”) at each intersection.  The study indicated that 
the traffic signal at the intersection of Pioneer Parkway and Red Mountain Drive would be needed by 
2029.  If not put in place by 2029, the LOS would not be acceptable.  That being said, the City was 
currently having a study done to move forward with the signal soon.  Mr. McNulty informed the 
Planning Commission that the contract had been awarded to Avenue Consultants, who specialized in 
transportation engineering.  The signal would be put in shortly, which would ensure that the LOS was 
at an acceptable level.  He added that the City Attorney was present at the meeting to answer any 
outstanding Commissioner questions about that matter.   
 
It was noted that a Project Narrative was submitted by the applicant.  Mr. McNulty explained that 
Chapter 17.18.090 of the City Code outlined the standards for rezones.  There were items A through 
H included in the Staff Report with the answers listed.  He pointed out Item C, which posed the 
following question: “Are there substantial reasons why the property cannot or should not be used as 
currently zoned?”  The answer from City Staff was no.  The property was currently zoned PDR, but 
the applicant wanted to rezone it to PDC to allow for a mixed-use project.   
 
As far as the General Plan considerations are concerned, a General Plan amendment was processed 
with the City during the summer.  On July 13, 2023, there was a public hearing that the Planning 
Commission held to review the General Plan amendment.  It would allow for the Mixed-Use 
Residential (“MUR”) land use designation for Lots 1 and Lot 2, with a Main Street Commercial 
(“MSC”) land use designation for Lot 3.  That General Plan was approved by City Ordinance 2023-
18 by the City Council on July 26, 2023.  He clarified that those were land use designations and not 
zones.  The proposed Project Plan and Rezoning application included elements from both the MUR 
and MSC land use designations, which meant the proposed use was encouraged by the General Plan.   
 
Mr. McNulty discussed the neighborhood response to the proposal.  Notices were sent to property 
owners within 300 feet of the subject property.  The subject property was also posted as per State 
Code.  No comments were received at the time of writing the Staff Report.  He reviewed the State 
Code Considerations.  Utah Code, Section 10-9a-205, included requirements for a rezoning of 
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property or zone map amendment.  That statute had been met as notices had been sent out and a public 
hearing was scheduled for the current Planning Commission Meeting.  City Staff recommended that 
the Planning Commission review the submitted Rezoning Application and Project Plan to determine 
whether the application was complete.  If it was determined to be complete, City Staff recommended 
that the Planning Commission forward a recommendation to the City Council for their review and 
consideration of the application with the conditions listed. 
 
Mr. McNulty referenced Condition of Approval #14, which stated: “That the proposed property 
rezoning complies with Chapter 17.18.090 items, except Item C below."  It went on to state that there 
were no substantial reasons why the property could not or should not be used as currently zoned.  The 
applicant intended to do a PDC mixed-use project as per the MUR (Lot 1 and Lot 2) and MSC (Lot 
3) land use designations of the General Plan.  In addition to the Conditions of Approval, there were 
four Findings of Fact listed in the Staff Report, which were read aloud.   
 
Mr. McNulty read a statement to remind those present that the Planning Commission's role in 
considering the application was as an advisory body to the City Council.  The City Council was the 
land use authority and would make the final decision to approve or deny the application.  However, 
the Planning Commission Meeting would be part of the official record.  It would include a discussion 
of the application as well as public comments.  The meeting would provide information to the City 
Council that may be considered during their process.  Under State Law, public comment by itself 
could not be the sole basis of the recommendation made.  That being said, it could provide context, 
help to identify concerns or questions about the application and help to form any necessary Conditions 
of Approval or Findings of Fact.  All public comments received were preserved, along with all of the 
other information considered.  As a legislative body and the land use authority for the application, the 
City Council could decide how to weigh the information and the recommendation provided by the 
Planning Commission.  Since the recommendation from the Planning Commission was not a final 
decision, it could not be challenged or appealed.  Appeal rights arose only after the City Council made 
their final decision. 
 
Chair Blake wondered if it was an appropriate time to further discuss Item C.  City Attorney, Matt 
Ence, explained that originally the subject property and the surrounding properties were part of a 
master plan that was referred to as the Knoll Pasture Master Plan.  It was originally approved in 2006.  
That project never materialized, though it received entitlements and certain zone changes.  As for the 
PDR that was previously approved on the property, there was no longer a valid Project Plan that 
accompanied that.  It was essentially just a PDR designation.   
 
As properties that were previously part of the Knoll Pasture Master Plan came to the City, the previous 
approvals had been treated as still valid in terms of the designations, but on most of those properties, 
there needed to be a zone change.  In some cases, General Plan amendments were needed.  The way 
to look at the current PDR designation was that there was currently no Project Plan attached.  Even if 
the current property owner wanted to keep the current PDR designation, there would still need to be 
a process where a Project Plan was presented for approval.   
 
Mr. Ence noted that someone handed out a document at the beginning of the meeting titled, “Santa 
Clara Resident Petition.”  He wanted to acknowledge the document and express his appreciation for 
the effort that went into it.  That being said, there was no procedure to accept petitions.  Those who 
decided to attend the Planning Commission Meeting were welcome to share comments during the 
public hearing.  As a courtesy, he was willing to pass along the petition to the City Council before the 



 

Santa Clara City Planning Commission Meeting – 11/09/23 5 

item was considered at that level, but he encouraged whoever submitted the petition to address the 
petition during the public hearing portion of the meeting.   
 
Mr. Ence explained that there were some challenges with petitions.  There were certain times under 
the law that a citizen petition was both appropriate and had legal status.  If the City received a petition 
related to a certain matter, then the City had to take certain actions in response.  In this particular 
scenario, nothing like that was applicable.  There was no procedure for the City to receive the petition 
and there was no action mandated for consideration.  Mr. Ence reminded those present that the City 
Council was the legislative body of the City and could consider anything within reason when making 
that final decision.  As a result, it would be possible for him to pass the petition to the City Council 
for future consideration.  When petitions were specifically provided for under the law, there was a 
procedure that went along with that, because of due process requirements.  The petition submitted 
was essentially a list of names and it was not clear what information was shared with the signatories.  
There was a desire to balance all competing interests. 
 
The applicant, Julian Stemmer, introduced himself to the Commission.  He wanted to make sure that 
everyone understood they had been very mindful about the adjacent neighborhood.  The development 
process started a little over two years ago and there has been a lot of collaboration with City Staff.  
The original plan presented was something he thought was excellent, but during the review process, 
it was discovered that there were certain pain points, especially for the adjacent neighborhood.  Those 
pain points were the gas station and the pickleball facility.  In the plan that was now before the 
Planning Commission, it was clear that the land would be used in the best possible way, and was 
mindful of the neighbors.  An offer had been received from IHC and the fourth phase of the project 
area had been sold.  The gas station originally proposed had been shifted to a restaurant.  Phase 3 did 
not show a gas station but showed three restaurant buildings.   
 
Commissioner Whitehead asked if there were any commitments from restaurants.  Mr. Stemmer 
stated that there were no finalized commitments.  There were a few interesting options, but that was 
something that he felt should be worked on with City Staff moving forward.  Commissioner Harris 
wanted to hear more about the affordable housing element.  Mr. Stemmer explained that there had 
been discussions about that last year.  Development in general has changed a lot since last summer.  
The plan and the economy had changed, and it was no longer possible to offer any affordability for 
the units.  The units would be market rate one and two-bedroom units.  He felt the unit types would 
suit a wide variety of people.  The intention was to create a cohesive product throughout the 
development that people would be proud to live in.   
 
Chair Blake opened the public hearing. 
 
Helen Zureic gave her address as 1838 Red Mountain Drive and asked if it was possible to make the 
traffic light a roundabout.  She also wanted to know whether the restaurants would be drive-thru 
establishments or sit-down restaurants.  Mr. Ence suggested that a note be made of the questions 
asked during the public hearing so the applicant could answer those afterward. 
 
Joseph Banudy gave his address as 3452 Sagebrush Drive and reported that he is a developer with 25 
years of land development experience.  He thought the proposal had a good layout and was excited 
about the project, though he was disappointed that there was no pickleball court.  At most meetings, 
many people voiced opposition to proposals and the people who were supportive of the development 
rarely came out to speak.  That was the reason he felt it was important to attend the Planning 
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Commission Meeting and express his support for the layout.  As far as one- and two-bedroom units, 
he had been selling two-bedroom units in Hurricane, and there was a significant demand for that.  He 
believed this project would fulfill a need in the area.  Something that cities were looking for was 
walkability and this development seemed to have that.  Mr. Banudy stressed the importance of 
commercial because that was what Santa Clara needed.   
 
Jim Spendlove gave his address as 3475 Robbin Court.  The previous version of the map showed the 
commercial property with parking on the inside of the property, which meant that the back of the 
commercial buildings faced Pioneer Parkway.  In the current rendering, that did not look to be the 
same.  That meant the lights from those buildings would shine directly towards his home.  He 
wondered if there was a reason for that change as he was concerned about the light.  Mr. Spendlove 
asked whether the elevation of the buildings would start from Pioneer Parkway.   
 
Joseph Robinson gave his address as 3834 Brenna Drive.  He expressed his gratitude that the zoning 
situation had been discussed and believed that information would clear up a lot of confusion.  Mr. 
Robinson shared information about overdevelopment and the lack of affordable housing.  He 
appreciated the efforts the developer had taken but did not believe there needed to be more multi-
family high-density units, especially when there was no affordable housing as a result.  He asked what 
the units in this development would cost.  It was clarified that the units would be at market rate.  Mr. 
Robinson explained that market rates were not affordable.  He did not feel the development, as 
proposed, would address affordable housing needs.  As for the document that had been submitted 
ahead of the meeting, he was one of the signatories on that petition.   
 
Lynette Hughes gave her address as 3485 Red Butte Drive.  She wondered whether the land was 
privately owned.  This was confirmed.  Ms. Hughes was concerned about the overdevelopment that 
was occurring.  It was no longer possible to sit in her backyard at night and have a quiet evening due 
to traffic, sirens, and noise.  She had a hard time being able to access Pioneer Parkway because of the 
traffic levels.  Given the existing issues, she did not believe the extra traffic from the development 
was appropriate.  Ms. Hughes appreciated the amount of effort that had been put into the project and 
the changes that had been made, but she felt the needs of the community should be considered as 
well.  Many people were being forced to leave the community because there was not enough 
affordable housing.  She asked the Commission to pause the development discussions.   
 
Harold Welling gave his address as 1836 Red Mountain Drive.  He agreed with many of the comments 
that had been shared by Ms. Hughes, especially the ones that related to traffic patterns. He wondered 
whether the traffic patterns accounted for new developments in the area.  In the time that he had been 
in Santa Clara, that section of Pioneer Parkway had changed and there was significantly more traffic 
and noise.  It was suggested that sound barriers be considered to address the noise.  With each new 
development, it seemed that there would be increases to the traffic levels.    
 
Janene Burton gave her address as 31 Bedrock Circle.  She referenced the property that had been sold 
to IHC and wondered whether it would be possible to have something different there.  She asked 
about the possibility of a Costco at this location. 
 
Helen Zureic shared an additional comment.  She wondered whether a water usage study had been 
conducted to determine that there was enough water for the proposed residential development.   
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Leslie Benson gave her address as 1866 Red Mountain Drive.  She was grateful that the developer 
had responded to the concerns expressed about the gas station and the pickleball court.  Ms. Benson 
reported that she was the person who initiated the petition.  It was more for the benefit of the City 
Council, but she wanted to let the Planning Commission see that document as well.  There were 142 
signatures on the petition.  Her main concern with the development related to the apartments and the 
high-density housing proposed.  Ms. Benson loved the small-town feel and the beauty of Santa Clara 
and was sad to see how quickly the area had started to change.  The Santa Clara General Plan 
references a vibrant and small-town community, which she felt was being lost.  She hoped that the 
Planning Commission would decide not to recommend approval.  
 
There were no further comments.  The public hearing was closed.     
 
Mr. Ence informed those present that he needed to leave the meeting shortly due to a family 
commitment.  Chair Blake noted that a number of questions were asked during the public hearing 
portion of the meeting and asked the applicant to address those.  The first question related to a 
roundabout and the type of restaurants there would be.  Mr. Stemmer mentioned earlier that some 
restaurants were in mind, but nothing was finalized at the current time.  Different restaurants needed 
different square footages.  The buildings that were planned would each be 6,000 square feet.  Some 
of those buildings may have one, two, or three tenants depending on the size needs.  The site was 
designed so that all three of the buildings would allow for one drive-thru user.   
 
Mr. McNulty addressed the question about a potential roundabout.  He knew that Ivins had 
roundabouts but those had not been done in Santa Clara.  He reminded those present that the 
application related to a Rezoning and Project Plan and not a potential roundabout.  That was 
something that could be considered in the future but was not relevant to the current discussion.   
 
Chair Blake wondered why the parking lot would be in the front.  Mr. McNulty explained that City 
Staff had been involved in that decision.  There had been pushback from elected officials and others 
about the four corners area off of Pioneer Parkway.  There was not a lot of support for putting the 
drive-thru’s right next to the road.  There was a preference for buildings to be pushed back and the 
drive-thrus to be partially screened.  As a result, the proposal was to push it back and allow there to 
be some screening of the buildings.  However, that was a Site Plan issue.  Mr. McNulty reported that 
some jurisdictions did not allow drive-thrus next to roadways.  Some jurisdictions require landscaping 
high enough that only the tops of vehicles were visible or that there be a certain level of screening 
done with berming.  He acknowledged that there were some valid concerns related to drive-thru 
designs, but reminded Commissioners that this was not a Site Plan review.  At this time, the Planning 
Commission was considering the Rezoning and Project Plan.  Mr. Stemmer explained that different 
layouts could be considered based on what was desired.  
 
Chair Blake noted that there had been a comment during the public hearing about wanting the 
development to be fully commercial.  He felt that had already been addressed with the General Plan 
amendment.  It seemed that the City Council was supportive of the development, being both 
residential and commercial.  Mr. Stemmer explained that the property was currently zoned PDR, and 
no commercial was allowed.  It was important to make the most out of the site.  He felt the mixture 
of residential and commercial uses would be beneficial to the community.  Mr. Stemmer discussed 
walkability and explained that there would be a stairway to reach Harmon's Shopping Center so 
people in the apartment units could walk there and access commercial sites.   
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Mr. McNulty reminded those present that a question had been posed during the public hearing about 
the elevations and building heights.  Chair Blake was curious if any preliminary grading had been 
done.  Mr. Stemmer explained that he had some renderings that could be shared for context.  With 
the grading, almost a full story of the apartments would be hidden when looking from Pioneer 
Parkway.  The retail and the apartments would appear to be almost the same height, even though the 
apartments would be approximately 9 feet taller.  He explained that this would be the result of the 
different grades and grading on the site.  Mr. Stemmer reiterated that renderings could be shared and 
further discussed the elevations of the site.  Jay Taggart reported that some studies had been done 
with renderings and the apartments sat 5 to 8 feet below where Pioneer Parkway was.  If someone 
was standing across the street from the development, a large majority of the apartments would be 
screened by the commercial buildings due to the way the apartments sat down on the site.   
 
Mr. McNulty noted that there had been a question about market rate costs.  Mr. Stemmer explained 
that the market rate tended to fluctuate.  He understood that it was difficult to afford house costs in 
the current market and believed that the units in the development would be a benefit.  Mr. McNulty 
referenced the concerns raised during the public hearing about traffic patterns.  He reminded those 
present that a Traffic Impact Study had been submitted by Horrocks Engineers.  While the applicant 
needed to have a study for their property and the impacts to the immediate surrounding areas, there 
was no requirement to complete a traffic study for other areas in the city.   
 
Horrocks Engineers had completed a thorough traffic study for the project and a representative was 
present at the Planning Commission Meeting.  Emily Andrus introduced herself to those present.  The 
Traffic Impact Study from Horrocks Engineers addressed all of the intersections adjacent to the 
project.  The traffic that would come from the north on Red Mountain Drive was also taken into 
account.  She clarified that all of Black Desert was not taken into account, but some of the townhome 
developments that were going in just north of the property were considered.  There would be a signal 
at the intersection, and it would alleviate the majority of the concerns as far as LOS and delays.  Mr. 
McNulty reported that the City had Impact Fees available to have a study done for the traffic signal.  
He explained that the signal work was continuing to move ahead. 
 
Ms. Andrus reported that the Traffic Impact Study determined that the most impacted locations would 
be the accesses coming out of Harmon’s Shopping Center and out of the development when trying to 
turn left.  The signal would alleviate a lot of those impacts.  As for the suggestion that had been made 
for a roundabout, she pointed out that a roundabout required a lot of space.  There was likely not the 
space available for a roundabout.  Additionally, a traffic signal would have more capacity long-term 
and move traffic better.  Ms. Andrus informed those present that when the Traffic Impact Study was 
conducted, a noise-related study was also conducted on Pioneer Parkway.  It was determined that the 
increase in noise caused by the development, which at that time included the pickleball facility, would 
not be significant.  Mr. McNulty noted that the commercial use would abut an arterial roadway.  The 
average daily trips were between 9,000 and 10,000 trips per day, but the roadway was designed to 
handle up to 20,000 trips per day as it was an arterial road.   
 
Mr. McNulty stated that there had been a question during the public hearing about water availability 
and capacity.  There was work being done with the water district.  Additionally, there was a Water 
Efficient Land Use Ordinance.  The intention was to plan for future growth and development.  He 
assured those present that water capacity had been contemplated.  It was noted that there was also a 
question asked about lighting.  Mr. McNulty explained that it would be possible for the City to work 
with the future business owners on the proposed lighting.  In another commercial area of the City, a 
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request had been made for the commercial signs to be turned off at 10:00 p.m.  That was something 
that could be discussed for this project as well in the future.   
 
Mr. Stemmer reported that there was a desire to rezone from PDR to PDC so there was enough density 
to provide a variety of housing and some commercial.  Commissioner Walton wondered whether the 
rezone could be broken into different parts, where Phase 1 and Phase 2 were zoned as PDR and Phase 
3 allowed for commercial.  She was a fan of the commercial that was proposed, but the density of the 
apartment buildings was something that she was concerned about.  Mr. McNulty explained that for 
the applicant to achieve the higher density desired, but stay within the PDR Zone, there would need 
to be affordability and possible collaboration with Utah Housing.  That was not what had been 
proposed in this case.  He reminded Commissioners that the PDC Zone had been requested.  The PDC 
Zone was mixed-use and did not require the density bonuses or affordability element in order for 
there to be more units.  The PDC Zone allowed for horizontal or vertical mixed-use.  The Commission 
had been asked to make a recommendation. 
 
Commissioner Harris asked about the proposed parking on the site.  Mr. McNulty reported that there 
was more parking proposed than was required.  Commissioner Harris wanted to know if each phase 
had adequate parking for the use.  Mr. McNulty confirmed this.  Each phase had adequate parking 
and there were also additional parking spaces proposed beyond what was required.    
 

ii. Consider a Proposed Rezoning and Historic District Overlay Map 
Adjustment for Property Located at the Southeast Corner of Santa Clara 
Drive and Gates Lane (Parcel #SC-6-2-16-435, Described as 2.97 acres).  
Granite Peaks Investment, LLC is proposing a Rezoning of the Subject 
Property to Allow for the R-1-10 Single-Family/Historic District Zone on 
a Portion of the Property (0.52 acres) with Frontage on Santa Clara Drive, 
with the Remaining Property (2.45 acres) with Frontage along the Future 
Extension of Bonelli Trail to be within the RA Single-Family Zone.  
Additionally, the Applicant has Requested that the Historic District 
Overlay be Adjusted on the City Zoning Map to Follow the Described 
Zoning Boundary.   

 
Mr. McNulty presented the Staff Report and stated that the application was for a proposed Rezoning 
and Historic District Overlay Map Adjustment.  The applicant was Granite Peaks Investment, LLC, 
and was represented by Neil Walter.  The property was located at the southeast corner of Santa Clara 
Drive and Gates Lane, Parcel #SC-6-2-16-435.  The subject property was 2.97 acres in size.  Mr. 
McNulty pointed out the subject property on a map of the area.  It showed Parcels 1 and 2.  Parcel 1 
would be in the R-1-10 Single-Family/Historic District Zone.  It was a 0.52-acre portion of the 
property with frontage on Santa Clara Drive.  Parcel 2 would be in the RA Single-Family Zone, and 
it was 2.45 acres with frontage along the future extension of Bonelli Trail Road.  Though the subject 
property was currently located within the zoning districts, the applicant wanted to reconfigure the 
zoning boundaries to improve the use of the property. 
 
There had been multiple meetings with the applicant at the Technical Review Committee (“TRC”) 
level.  The applicant would be required to provide access to the lots.  Mr. McNulty shared the Concept 
Plan that had been submitted for additional context.  He noted that it was important to plan for the 
future.  The applicant had requested that the Historic District Overlay be adjusted to follow a proposed 
zoning boundary.  The Historic District Overlay was a layer that was included on the City Zoning 
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Map and may be adjusted concurrently with the Rezoning application.  The application included 
property that would remain in the Historic District.  Mr. McNulty reported that notices were sent out 
to property owners within 300 feet of the subject property and the property was also posted, as per 
State Code.  No responses were received ahead of the meeting. 
 
Mr. McNulty reviewed the General Plan considerations.  The applicant came to the Planning 
Commission on June 22, 2023, for a General Plan Amendment.  It then went to the City Council on 
July 12, 2023.  The applicant wanted a General Plan Amendment to allow for commercial buildings 
on the site.  The amendment was adopted by ordinance, but there was a trigger mechanism to state 
that there was one year to rezone the property to match the General Plan, or it would revert back.  In 
this case, the applicant had elected to move forward with a single-family residential project rather 
than the commercial project that was previously contemplated.  The proposed Rezoning application 
would allow for single-family homes on lots of 10,000 square feet or greater and lots of a half-acre 
or greater.  He noted that the proposed use of the property was encouraged by the General Plan.   
 
As far as the Rezoning consideration, it was noted that Chapter 17.18.090 of the City Code provided 
standards of review for the City.  All of those requirements were met and were listed in the Staff 
Report.  Mr. McNulty discussed the State Code Considerations.  Utah Code, Section 10-9a-205 
included requirements for a Rezoning of property or zoning map amendment.  To consider a 
Rezoning, the City needed to hold a public hearing, post the property, and send out notices.  It was 
determined that all State Code requirements had been met.  The City Staff recommendation was that 
the Planning Commission review the submitted Rezoning and Historic District Overlay adjustment 
to the City Zoning Map to determine if the application was complete.  If the application was 
determined to be complete, City Staff recommended that the Planning Commission forward a 
recommendation to the City Council for their review and consideration of the application.  He noted 
that there were two Conditions of Approval listed in the Staff Report as well as findings.  
 
Commissioner Whitehead wanted to know whether the adjustment to the Historic District Overlay 
meant the applicant would not need to go through the Heritage Commission for the other lots.  This 
was confirmed.  Mr. McNulty also noted that Parcel 2 would front onto Bonelli Trail Road.  He 
reviewed the zoning map with the Commission and pointed out the surrounding zones.  Chair Blake 
asked about the zoning map on the Santa Clara website.  Mr. McNulty reported that the map on the 
website was recently updated.  What was posted was accurate to the current conditions.  
 
The applicant, Neil Walter was not present, but Michelle Walter was present to address the Planning 
Commission.  While there was support for an office building in the area, she did not believe there 
would be consensus on the design of the building.  The current zoning was already residential and 
many of the Santa Clara residents had expressed support for residential development.  As a result, the 
decision had been made to shift from an office building use to a residential use.  The way that the 
zoning was currently, there was R-1-10 on Gates Lane, and the rest was RA.  The intention was to 
move the R-1-10 to the two lots that would front Santa Clara Drive.  Those two lots would be subject 
to the Historic District guidelines and would go through the Heritage Commission.   
 
Chair Blake opened the public hearing. 
 
Justin Caplin gave his address as 1454 Boys Pond Circle.  He was supportive of what was proposed 
and appreciated the change that had been made.  He did not mind the idea of an office building but 
did not like the look of the proposed building.  He appreciated that a change had been made. 



 

Santa Clara City Planning Commission Meeting – 11/09/23 11 

 
Denise Webster gave her address as 1485 Chapel Street.  She wanted to thank the City Council for 
the moratorium that was placed on the Historic District to ensure that there were clear design 
guidelines.  She also wanted to thank the Planning Commission for listening to the residents' 
comments.  Ms. Webster was at the Planning Commission Meeting to express her support for Mr. 
Walter.  A lot of the time, people only came to meetings when there was opposition, so she felt it was 
important to share support.  She was grateful for the preservation of the residential use.   
 
There were no further comments.  The public hearing was closed.  

 
iii. Consider a Proposed Code Amendment to the Santa Clara City Zoning 

Ordinance, Section 17.92, Water Efficient Landscaping and Conservation 
Standards.  This includes Updates as Recommended by the Washington 
County Water Conservancy District, WCWCD, to Allow City Residents 
to Participate in the Water Efficient Landscape (Lawn Replacement) 
Rebate Program. 

 
Mr. McNulty presented the Staff Report and stated that Conservation Manager, Doug Bennett, from 
the Washington County Water Conservancy District (“WCWCD”) was present.  Mr. Bennett had a 
few edits to the proposed draft of Chapter 17.92 – Water Efficient Landscaping and Conservation 
Standards.  Mr. McNulty noted that the language had been discussed in a Work Meeting with the City 
Council on October 18, 2023.  There was also a Work Session with the Planning Commission on 
September 28, 2023.  Both the City Council and Planning Commission were in favor of proceeding 
with the amendments.  He explained that this was a clean-up of the existing language.  Ordinance 
2022-05 was adopted on February 23, 2022.  Santa Clara was one of the first communities in 
Washington County to adopt the recommended standards put in place by WCWCD.  However, on 
August 7, 2023, the WCWCD Board adopted a new resolution requiring communities to accept some 
updated standards to allow for participation in the Water Efficient Landscape Rebate Program.  
WCWCD now requested that the ordinance be updated.   
 
Mr. McNulty shared a copy of Chapter 17.92 – Water Efficient Landscaping and Conservation 
Standards language with the proposed amendments.  He noted that this had been reviewed on 
September 28, 2023.  Utah State Code, Section 10-9a-205, included requirements for Land Use 
Ordinance amendments.  To amend an ordinance, the Planning Commission needed to hold a public 
hearing.  There was also a 10-day noticing required.  All State Code requirements had been met.  City 
Staff recommended that the Planning Commission hold a public hearing and forward a 
recommendation of approval for the code amendment of Chapter 17.92 to the City Council.  If a 
recommendation of approval was forwarded, the item would be considered in December 2023. 
 
Mr. Bennett introduced himself to the Commission.  He commended the City for all the work that 
had been done.  The State of Utah had gotten very involved in water conservation and had made 
hundreds of millions of dollars available for water development and tens of millions of dollars 
available for water conservation.  There was a requirement that all of the main districts in the State of 
Utah establish common standards for the communities that they served.  Those standards had been 
created and there had been a number of vetting meetings with all seven of the jurisdictions that 
WCWCD served.  Most of what was intended to be in the standards was already in the Santa Clara 
ordinance.  Mr. Bennett explained that there were a few items that needed to be corrected.   
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The proposed corrections were shared.  Mr. Bennett referenced the Park Strip definition and explained 
that there was a minor correction that needed to be made.  In 17.92.040 - 7B1, it stated that "Lawn is 
not permitted outside of an active recreation area."  That only applied to non-residential properties, 
which meant that the sentence could be removed.  He referred to 17.02.030 – B – Landscape 
Standards.  Santa Clara already has an exemption where landscaping was being irrigated solely with 
private non-municipal water sources, so none of the standards listed would apply to that.  WCWCD 
had been notified by the State of Utah that they would not give money for landscape conversions in 
Santa Clara because of that exemption.  When WCWCD was notified of this, Santa Clara had been 
told that WCWCD would continue to fund those until the issue could be resolved.  The State of Utah 
saw it as a land use regulation and not a water use regulation.  Regardless of the source of water, the 
State wanted to see that all of the landscape was developed to the same standard.  He had asked the 
State of Utah Department of Natural Resources for more interpretative capabilities in order to better 
work with the seven different municipalities.   
 
Mr. McNulty noted that there had been discussions with Public Works Director, Dustin Mouritsen, 
Mayor Rick Rosenberg, and Mr. Ence.  All were aware of the issue with the State, and it was 
something that would be decided on during the next meeting with the City Council.  Mr. Bennett 
reported that both Santa Clara and Ivins had been called out by the State.  Ivins had a minor issue that 
was corrected.  WCWCD continued to fund the program while the next iteration of the ordinance was 
handled.  All of the districts in the State of Utah wanted to have more discretion to work with cities 
and determine what was reasonable.  Discussions were still taking place about that.  Mr. McNulty 
requested that Mr. Bennett attend the City Council Meeting in December 2023.   
 
Chair Blake opened the public hearing.  There were no comments.  The hearing was closed. 
 
4. General Business. 
 

A. Recommendation to the City Council. 
 

i. Recommendation to the City Council for a Proposed Rezoning and 
Project Plan for Property at the Intersection of Pioneer Parkway and 
Future Extension of Red Mountain Drive (Lots 1, 2, and 3 of the Silverado 
Santa Clara Subdivision), and Directly East of the Harmon’s Shopping 
Center.  The Applicant, Julian Stemmer, is Proposing to Rezone the 
Property from the Planned Development Residential, PDR Zone to the 
Planned Development Commercial, PDC Zone to Allow for a Mixed-Use 
Project including Both Commercial and Residential Uses.  The Subject 
Properties are 14.27 acres.  

 
Chair Blake asked for further discussion from Commissioners about the proposed Rezoning and 
Project Plan.  Commissioner Whitehead was thankful for the residents who shared comments during 
the public hearing portion of the meeting.  It had been good to hear a comment that expressed support 
for the development because it was rare that those in support of an application attended a Planning 
Commission Meeting.  Commissioner Whitehead acknowledged that some residents wanted the 
property to be residential only, but it was important to remember that this was the last opportunity for 
commercial in Santa Clara based on the current zoning.  It was necessary to have a tax base and this 
property could provide tax revenue for the City.  He liked the proposal. 
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Commissioner Harris echoed the comments shared by Commissioner Whitehead.  She appreciated 
everyone who had attended the meeting to express their opinions.  It was clear that the developer had 
listened to the input expressed by residents and the City Council.  She thought a good project had 
been designed and there had been a certain level of compromise.  Commissioner Walton thanked 
residents for reaching out and sharing their comments.  She was concerned about the limited 
commercial space available in the City and liked the commercial aspects of the proposal.  That being 
said, she was concerned about the amount of density that was proposed for the project.   
 
Chair Blake asked about a cross-access easement.  He wondered whether there was something like 
that in place with Harmon’s Shopping Center for the other entrance.  Mr. McNulty explained that it 
was something that had been discussed.  There was a desire to have a cross-access agreement in place.  
That was something that would be discussed more thoroughly during the Site Plan review phase.  Mr. 
McNulty added that it would be addressed within a Development Agreement.   
 
Chair Blake was not a fan of the look of the retail buildings.  As for the apartments, he knew there 
was a need for one- and two-bedroom units and there were not enough available for those who were 
interested.  In some areas, accessory dwelling units (“ADU”) were becoming more prevalent to meet 
that need.  Chair Blake reiterated that one of his main concerns with what had been proposed related 
to the appearance of the retail buildings.  He was not comfortable with the design. 
 
Commissioner Whitehead moved to forward a recommendation of APPROVAL to the City 
Council for a Proposed Rezoning and Project Plan for Property at the Intersection of Pioneer 
Parkway and Future Extension of Red Mountain Drive (Lots 1, 2, and 3 of the Silverado Santa 
Clara Subdivision) and Directly East of the Harmon’s Shopping Center, rezoning from the 
Planned Development Residential (“PDR”) Zone to the Planned Development Commercial 
(“PDC”) Zone, subject to the following: 
 
Conditions: 
 

1. That the applicant be required to go through the Subdivision Plat and Site Plan 
Review process for each project phase.  
 

2. That a total of one hundred twenty-four (124) units on 11.66 acres be allowed as 
per the Project Plan.  This equates to a density of 10.63 units/acre. 

 
3. That a Project Phasing Plan be required for the overall project.  That project 

amenities be provided and put in place as per The Project Plan and Phasing Plan.  
That this plan be reviewed for compliance with each project phase. 

 
4. That the building design/materials/height/setbacks comply with the Project Plan 

as presented by the applicant.  That substantial changes to these items require an 
amendment to the Project Plan. 

 
5. That at least 30% of the overall project area be in common open space.  The 

Project Plan includes approximately 40% (4.65 acres) of open space for the 
residential area (Phases 1 and 2) with approximately 32% (0.82 acres) of open 
space for the commercial area (Phase 3). 
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6. That along the eastern edge of the project (Phase 1) and Red Mountain Drive, a 
15’ maintenance/trail easement be provided to allow for a future connection to 
the IHC property and Pioneer Parkway. 

 
7. That the applicant be required to comply with City Ordinance #2022-05, Water 

Efficient Landscaping and Conservation Standards.  Also, secondary water 
connections are required for outdoor water use. 

 
8. That a 50’ public road cross-section, as per the Project Plan, be required for 

Phase 1 from Rachel Drive to Red Mountain Drive.  That a 66’ public road cross-
section, as per the Project Plan, be required for Red Mountain Drive, which 
connects to Pioneer Parkway to gain access to the site. 

 
9. That a 26’ private driveway be allowed within the interior of the project (Phase 

2 and Phase 3). 
 
10. That 384 parking spaces be provided.  This includes 192 parking spaces (1 

covered, 1 uncovered) for the apartment project (Phase 2), with 56 parking spaces 
being required for the Townhome/Toy Garage Units (Phase 1).  That 84 parking 
spaces be provided for the commercial area (Phase 3) of the project as per the 
Project Plan.  Additionally, 34 parking spaces be provided for Phases 1, 2, and 3 
for shared use as needed. 

 
11. That an updated Geotech Report for each project phase be required prior to site 

construction. 
 
12. That the Traffic Impact Study (“TIS”) for the project be implemented. 
 
13. That a Development Agreement for the overall project be approved by the City 

Council. 
 
14. That the proposed property Rezoning complies with Chapter 17.18.090 items, 

except Item C below: 
 

a. The proposed use is suitable in view of the zoning and development of 
adjacent and nearby property; 

 
b. The proposed use will not adversely affect the existing use or suitability of 

adjacent or nearby property; 
 

c. There are no substantial reasons why the property cannot or should not 
be used as currently zoned; 

 
i. The applicant intends to do a PDC mixed-use project as per the 

MUR (Lots 1 and 2) and MSC (Lot 3) land use designations of the 
General Plan. 
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d. The proposed use will not cause an excessive or burdensome use of public 
facilities or services, including, but not limited to streets, schools, water or 
sewer utilities, and police or fire protection; 

 
e. The proposed use is compatible with the purpose and intent of the General 

Plan; 
 

f. The proposed use is consistent with the purpose and intent of the proposed 
zoning district; 
 

g. The proposed use is not supported by new or changing conditions 
anticipated by the General Plan; 

 
h. The proposed use does reflect a reasonable balance between the 

promotion of the public health, safety, morality, or general welfare and 
the right to the unrestricted use of property.  

 
Findings: 
 

1. That the Rezoning is compliant with the Santa Clara City General Plan, Section 
3.4.2, Mixed-Use Land Uses (Mixed-Use Residential, MUR, and Main Street 
Commercial, MSC). 

 
2. That the MUR Land Use Designation allows for mostly residential uses, including 

townhomes, multi-unit buildings, and small lot single-family. 
 
3. The MSC Land Use Designation allows for commercial uses on the ground floor, 

including stores, restaurants, and offices. 
 
4. That the Harmon’s Shopping Center directly west of the subject property is 

located within the Planned Development Commercial, PDC, Zone.  
 
Commissioner Harris seconded the motion.  Vote on Motion: Commissioner Whitehead-Aye; 
Commissioner Blake-Nay; Commissioner Harris-Aye; Commissioner Walton-Nay.  The motion 
failed with a 2-to-2 tie vote.   
 
Mr. McNulty explained that there was a recent example where an application moved to the City 
Council with no recommendation.  A tie vote from the Planning Commission meant there would be 
no recommendation made to the City Council.  Even though there was no recommendation made, the 
City Council would still make a determination next month.  Chair Blake wondered whether a 
substitute motion was possible.  Mr. McNulty confirmed that a substitute motion could be made that 
there was agreement on.  Chair Blake reiterated his concerns about the look of the retail buildings.  
Mr. McNulty explained that after the rezone, it would come back for a thorough Site Plan review for 
the commercial.  The residential components would require subdivision reviews as well.  Those types 
of details would be finalized later on in the process.  The Project Plan was subject to change and there 
were opportunities to discuss matters further in the future.  With this new information, Commissioner 
Whitehead offered to make a motion.  
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Commissioner Whitehead moved to forward a recommendation of APPROVAL to the City 
Council for a Proposed Rezoning and Project Plan for Property at the Intersection of Pioneer 
Parkway and Future Extension of Red Mountain Drive (Lots 1, 2, and 3 of the Silverado Santa 
Clara Subdivision) and Directly East of the Harmon’s Shopping Center, rezoning from the 
Planned Development Residential (“PDR”) Zone to the Planned Development Commercial 
(“PDC”) Zone, subject to the following: 
 
Conditions: 
 

1. That the applicant be required to go through the Subdivision Plat and Site Plan 
Review process for each project phase.  

 
2. That a total of one hundred twenty-four (124) units on 11.66 acres be allowed as 

per the Project Plan.  This equates to a density of 10.63 units/acre. 
 
3. That a Project Phasing Plan be required for the overall project.  That project 

amenities be provided and put in place as per The Project Plan and Phasing Plan.  
That this plan be reviewed for compliance with each project phase. 

 
4. That the building design/materials/height/setbacks comply with the Project Plan 

as presented by the applicant.  That substantial changes to these items require an 
amendment to the Project Plan. 

 
5. That at least 30% of the overall project area be in common open space.  The 

Project Plan includes approximately 40% (4.65 acres) of open space for the 
residential area (Phases 1 and 2) with approximately 32% (0.82 acres) of open 
space for the commercial area (Phase 3). 

 
6. That along the eastern edge of the project (Phase 1) and Red Mountain Drive, a 

15’ maintenance/trail easement be provided to allow for a future connection to 
the IHC property and Pioneer Parkway. 

 
7. That the applicant be required to comply with City Ordinance #2022-05, Water 

Efficient Landscaping and Conservation Standards.  Also, secondary water 
connections are required for outdoor water use. 

 
8. That a 50’ public road cross-section, as per the Project Plan, be required for 

Phase 1 from Rachel Drive to Red Mountain Drive.  That a 66’ public road cross-
section, as per the Project Plan, be required for Red Mountain Drive, which 
connects to Pioneer Parkway to gain access to the site. 

 
9. That a 26’ private driveway be allowed within the interior of the project (Phase 

2 and Phase 3). 
 
10. That 384 parking spaces be provided.  This includes 192 parking spaces (1 

covered, 1 uncovered) for the apartment project (Phase 2), with 56 parking spaces 
being required for the Townhome/Toy Garage Units (Phase 1).  That 84 parking 
spaces be provided for the commercial area (Phase 3) of the project as per the 
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Project Plan.  Additionally, 34 parking spaces be provided for Phases 1, 2, and 3 
for shared use as needed. 

 
11. That an updated Geotech Report for each project phase be required prior to site 

construction. 
 
12. That the Traffic Impact Study (“TIS”) for the project be implemented. 
 
13. That a Development Agreement for the overall project be approved by the City 

Council. 
 
14. That the proposed property Rezoning complies with Chapter 17.18.090 items, 

except Item C below: 
 

a. The proposed use is suitable in view of the zoning and development of 
adjacent and nearby properties; 

 
b. The proposed use will not adversely affect the existing use or suitability of 

adjacent or nearby property; 
 

c. There are no substantial reasons why the property cannot or should not 
be used as currently zoned; 

 
i. The applicant intends to do a PDC mixed-use project as per the 

MUR (Lots 1 and 2) and MSC (Lot 3) land use designations of the 
General Plan. 

 
d. The proposed use will not cause an excessive or burdensome use of public 

facilities or services, including, but not limited to streets, schools, water or 
sewer utilities, and police or fire protection; 

 
e. The proposed use is compatible with the purpose and intent of the General 

Plan; 
 

f. The proposed use is consistent with the purpose and intent of the proposed 
zoning district; 

 
g. The proposed use is not supported by new or changing conditions 

anticipated by the General Plan; 
 

h. The proposed use does reflect a reasonable balance between the 
promotion of the public health, safety, morality, or general welfare and 
the right to the unrestricted use of property.  
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Findings: 
 

1. That the Rezoning is compliant with the Santa Clara City General Plan, Section 
3.4.2, Mixed-Use Land Uses (Mixed-Use Residential, MUR, and Main Street 
Commercial, MSC). 

 
2. MUR Land Use Designation allows for mostly residential uses, including 

townhomes, multi-unit buildings, and small lot single-family. 
 
3. The MSC Land Use Designation allows for commercial uses on the ground floor, 

including stores, restaurants, and offices. 
 
4. That the Harmon’s Shopping Center directly west of the subject property is 

located within the Planned Development Commercial, PDC, Zone.  
 
Commissioner Harris seconded the motion.  Vote on Motion: Commissioner Whitehead-Aye; 
Commissioner Blake-Aye; Commissioner Harris-Aye; Commissioner Walton-Nay.  The motion 
passed 3-to-1.   
 

ii. Recommendation to the City Council for a Proposed Rezoning and 
Historic District Overlay Map Adjustment for Property Located at the 
Southeast Corner of Santa Clara Drive and Gates Lane (Parcel #SC-6-2-
16-435, described as 2.97 acres).  Granite Peaks Investment, LLC is 
Proposing a Rezoning of the Subject Property to Allow for the R-1-10 
Single Family/Historic District Zone on a Portion of the Property (0.52 
acres) with Frontage on Santa Clara Drive, with the Remaining Property 
(2.45 acres) with Frontage Along the Future Extension of Bonelli Trail to 
be within the RA Single-Family Zone.  Additionally, the Applicant has 
Requested that the Historic District Overlay be Adjusted on the City 
Zoning Map to Follow the Described Zoning Boundary.  

 
Chair Blake asked for further discussion from Commissioners about the proposed Rezoning and 
Historic District Overlay Map Adjustment.  Commissioner Whitehead believed what was proposed 
made the most sense for all involved.  It would work for the landowner and neighbors.   
 
Commissioner Walton moved to forward a recommendation of APPROVAL to the City Council 
for a Proposed Rezoning and Historic District Overlay Map Adjustment for Property Located 
at the Southeast Corner of Santa Clara Drive and Gates Lane (Parcel #SC-6-2-16-435, 
described as 2.97 acres) subject to the following: 
 
Conditions: 
 

1. That the proposed property Rezoning complies with Chapter 17.18.090 items: 
 

a. The proposed use is suitable in view of the zoning and development of 
adjacent and nearby properties; 
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b. The proposed use will not adversely affect the existing use or suitability of 
adjacent or nearby property; 

 
c. There are substantial reasons why the property cannot or should not be 

used as currently zoned; 
 

d. The proposed use will not cause an excessive or burdensome use of public 
facilities or services, including, but not limited to streets, schools, water or 
sewer utilities, and police or fire protection; 

 
e. The proposed use is compatible with the purpose and intent of the General 

Plan; 
 

f. The proposed use is consistent with the purpose and intent of the proposed 
zoning district; 

 
g. The proposed use is not supported by new or changing conditions 

anticipated by the General Plan; 
 

h. The proposed use does reflect a reasonable balance between the 
promotion of the public health, safety, morality, or general welfare and 
the right to the unrestricted use of property.  

 
2. That the proposed Historic District Overlay adjustment to the City Zoning Map 

be allowed as the application includes property with frontage along Santa Clara 
Drive that will remain in the Historic District.  

 
Findings: 
 

1. That the Rezoning is compliant with the Santa Clara General Plan, Section 3.4.1, 
Residential Land Uses (Very Low-Density Residential, VLD). 

 
2. That the Rezoning is compliant with the Santa Clara General Plan, Section 3.4.2, 

Mixed-Use Land Uses (Mixed-Use Residential, MUR). 
 
3. That the R-1-10 Single-Family/Historic District Zone allows for homes on lots of 

10,000 square feet or larger. 
 
4. That the RA Single-Family Zone allows for homes on lots of ½ acre or larger. 
 
5. That the properties in the immediate vicinity of the proposed R-1-10 Single-

Family/Historic District Zone with frontage along Santa Clara Drive are 
generally located within the Historic District. 

 
6. That the properties in the immediate vicinity of the proposed RA Single-Family 

Zone are generally located within the RA Zone.  
 



 

Santa Clara City Planning Commission Meeting – 11/09/23 20 

Commissioner Harris seconded the motion.  Vote on Motion: Commissioner Whitehead-Aye; 
Commissioner Blake-Aye; Commissioner Harris-Aye; Commissioner Walton-Aye.  The motion 
passed unanimously.    
 

iii. Recommendation to the City Council for a Proposed Code Amendment to 
the Santa Clara City Zoning Ordinance, Section 17.92, Water Efficient 
Landscaping and Conservation Standards.  This includes Updates as 
Recommended by the Washington County Water Conservancy District, 
WCWCD, to Allow City Residents to Participate in the Water Efficient 
Landscape (Lawn Replacement) Rebate Program.  

 
Chair Blake asked for further discussion from Commissioners about the proposed Code Amendment.  
He noted that this was something that had been discussed previously.  He thought it made sense to 
forward a recommendation to the City Council with the suggestions mentioned.   
 
Commissioner Harris moved to forward a recommendation of APPROVAL to the City Council 
for a Proposed Code Amendment to the Santa Clara City Zoning Ordinance, Section 17.92 – 
Water Efficient Landscaping and Conservation Standards, as corrected.  Commissioner 
Whitehead seconded the motion.  Vote on Motion: Commissioner Whitehead-Aye; 
Commissioner Blake-Aye; Commissioner Harris-Aye; Commissioner Walton-Aye.  The motion 
passed unanimously.    
 

iv. Subdivision Plat Amendment and Phasing Plan Update for Coyote 
Landing at Deserts Edge.  The Subject Property is East of 400 East and 
North of North Town Road.  Robert Smith, applicant.  

 
Mr. McNulty presented the Staff Report and stated that the application was for a Subdivision Plat 
Amendment and Phasing Plan Update for Coyote Landing at Deserts Edge.  The applicant was Robert 
Smith.  Mr. McNulty reported that a Plat Amendment was requested for Phase 1 as well as an updated 
Phasing/Amenity Plan for Phases 1, 3, and 4.  The recorded Subdivision Plat for Phase 1 included a 
total of 24 townhome units within five buildings.  The applicant was proposing to amend the plat to 
include the front porch within the designated building envelope of each unit.  That was previously 
not shown accurately.  The amended drawing was shared.  He explained that the drawing now 
depicted the front porch area within the building envelope. 
 
The original Phasing Plan was shared.  It showed all of the amenities that were within Phase 1.  The 
proposed update to the plan was shared.  Phase 1 would include the clubhouse, main pool, spa, and 
pickleball courts.  Phase 3 would include the water play area.  Depending on economic conditions, 
the Phase 4 slide area may change to artificial turf and a pool deck expansion area with shade 
structures and various games.  There had been discussions at a City Staff level and there were 
concerns about the open-ended proposal for the Phase 4 amenity area.  City Staff recommended that 
the applicant be required to come back to the Planning Commission and City Council for approval of 
the Phase 4 amenity area when the applicant has more information. 
 
The necessary noticing had been done.  All of the City reviewing departments had reviewed the 
application and supported the project moving forward with the proposed changes.  Mr. McNulty 
reported that Utah Code, Section 10-9a-608, included requirements for Subdivision Amendments.  
All of the State requirements had been met in terms of noticing and holding a public meeting.  City 
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Staff recommended that the Planning Commission consider recommending approval of the Plat 
Amendment (Phase 1) and Updated Phasing/Amenity Plan (Phases 1, 3, and 4) for Coyote Landing 
at Deserts Edge to the City Council, subject to the conditions listed in the Staff Report.  Chair Blake 
wondered whether the Planning Commission would approve the application.  Mr. McNulty clarified 
that the Planning Commission would recommend approval to the City Council.   
 
The applicant, Robert Smith, introduced himself to the Commission.  He noted that the Plat 
Amendment was a fairly straightforward correction.  As for the Phasing Plan update, there was no 
intention to take away anything that had already been proposed.  He pointed out that the pool had 
actually been added to the project.  The proposed tennis courts had been removed in favor of the 
pickleball courts.  Information about the water play area was shared with the Commission.  As for 
Phase 4, it was noted that there was support to come back for those discussions in the future.  
 
Commissioner Whitehead moved to forward a recommendation of APPROVAL to the City 
Council for a Subdivision Plat Amendment and Phasing Plan Update for Coyote Landing at 
Deserts Edge subject to the following conditions: 
 

1. That the applicant be required to comply with the recommendations from all City 
reviewing departments. 

 
2. That the applicant be required to record the Plat Amendment for Phase 1 and 

provide City Staff with an electronic copy. 
 
3. That the applicant be required to submit a Geotechnical Report for all buildings 

in the project prior to Building Permit issuance. 
 
4. That the Updated Phasing/Amenity Plan for Deserts Edge be followed by the 

applicant and include the following amenities: 
 

a. Phase 1 will include the clubhouse, main pool, spa, and pickleball courts 
to be completed by the end of Phase 1 vertical construction. 

 
b. Phase 3 will include the water play area to be completed by the end of 

Phase 3 vertical construction. 
 

c. Phase 4 will include a waterslide area by the end of Phase 4 vertical 
construction.  If the Phase 4 amenities need to change based on future 
economic conditions, the applicant will be required to come back to the 
Planning Commission and City Council for approval when the applicant 
has more information to share with the City.  

 
Commissioner Harris seconded the motion.  Vote on Motion: Commissioner Whitehead-Aye; 
Commissioner Blake-Aye; Commissioner Harris-Aye; Commissioner Walton-Aye.  The motion 
passed unanimously.    
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B. Planning Commission Approval. 
 

i. Alfredo’s A Wall Sign Located at 3687 Pioneer Parkway, Suite #4.  Kelly 
Harward with YESCO Signs, Applicant. 

 
Mr. McNulty presented the Staff Report and stated that the application was for a wall sign for the 
property located at 3687 Pioneer Parkway.  The applicant was Kelly Harward with YESCO Signs.  
Mr. McNulty reported that the application was for the last retail tenant in the Giovengo Building #2.  
At the last Planning Commission Meeting, three wall signs were approved for the building.  This was 
the last tenant, and one wall sign was proposed.  The Santa Clara City Sign Ordinance, Chapter 17.44, 
stated that wall signs were allowed in the Planned Development Commercial (“PDC”) Zone, subject 
to Planning Commission approval.  Section 17.44.090(C) of City Code indicated that wall signs may 
not exceed 10% of the total square footage of the wall on which the sign was placed.  The applicant 
provided calculations that indicated 10% would allow for a wall sign of up to 72 square feet on the 
east building elevation.  The proposed wall sign included internally illuminated letters with a human 
figure flush mounted to the building.  The east building elevation wall sign was proposed to be 71 
square feet.  It met the standards for wall signs as per Chapter 17.44. 
 
Planning Staff recommended that the Planning Commission approve the proposed wall sign for 
Alfredo’s A Restaurant, located at 3687 Pioneer Parkway, Giovengo Building #2, subject to the 
conditions listed in the Staff Report.  It was noted that this was a Planning Commission decision.  
Discussions were had about the placement of the sign as well as other signs in the development.   
 
Commissioner Harris moved to APPROVE the Wall Sign for Alfredo’s A Restaurant, located 
at 3687 Pioneer Parkway, Giovengo Building #2, subject to the following conditions: 
 

1. That the east building elevation wall sign (facing the parking lot) be allowed at 
71 square feet with internally illuminated letters (white LED illumination) flush 
mounted to the building. 

 
2. That a Building Permit be applied for and obtained prior to placement of the wall 

sign on the building.  
 
Commissioner Walton seconded the motion.  Vote on Motion: Commissioner Whitehead-Aye; 
Commissioner Blake-Aye; Commissioner Harris-Aye; Commissioner Walton-Aye.  The motion 
passed unanimously.    
 
5. Discussion Items. 
 

A. None. 
 
Mr. McNulty reported that the next Planning Commission Meeting will take place on December 14, 
2023.  There will only be one Planning Commission Meeting in December.   
 
Mr. McNulty informed the Commissioners that the City Council passed a Temporary Land Use 
Ordinance, which was a moratorium for the Historic District that would last for 180 days.  That gave 
the City six months to create a set of standards or guidelines.  The Mayor had organized a committee 
to handle that work, which included Commissioner Harris from the Planning Commission as well as 
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Mandi Gubler and Mimi McKenna from the Heritage Commission.  The Mayor had asked Ms. 
McKenna to Chair the committee.  There were five residents included on the committee as well, and 
the City had reached out to a local architect.  Members of City Staff would also participate.  He noted 
that there would be a kickoff meeting at the start of December.   
 
Discussions were had about whether residents could listen to the committee meetings.  Mr. McNulty 
confirmed that residents could listen to the meetings, but he did not believe that comments would be 
taken.  Later on, in the process when there was a document to review, it would move through the 
Planning Commission and the City Council.  The Mayor had stated that the intention was primarily 
to create commercial design standards.  Mr. McNulty clarified that commercial would be the 
emphasis, but some revisions might be made to the residential language.  He stressed the importance 
of moving forward and everyone working together on the language.   
 
6. Approval of Minutes.  

 
A. Request Approval of the Regular Meeting Minutes – October 26, 2023. 

 
Commissioner Harris moved to APPROVE the Meeting Minutes of the October 26, 2023, Santa 
Clara Planning Commission Meeting.  Commissioner Walton seconded the motion.  The motion 
passed with the unanimous consent of the Commission. 
 
7. Adjournment 
 
Commissioner Blake moved to ADJOURN.  Commissioner Whitehead seconded the motion.  
The motion passed with the unanimous consent of the Commission. 
 
The Planning Commission Meeting adjourned at 8:02 p.m. 
 
 
 
__________________________________ 
Jim McNulty 
Planning Manager 
 
Approved:        













Narrative for Zone Change 
This is a description for the rezone application of the proposed uses of the Silverado Storage SG 
LLC development for the 14.27 acres on Pioneer Pkwy in Santa Clara.


Silverado Storage SG LLC intends to develop the Parcel Number SC-6-2-9-43051212 to have the 
best possible value for local residents, visitors and the city. Therefore we propose a mixed use 
plan that is divided into 3 different phases that each serve a distinct purpose. 


Phase one is toy garages. The surroundings of Santa Clara offer various outdoor activities, that 
often include the use of dirt bikes, side by sides and other vehicles. To support this need, 
Silverado Storage SG LLC plans to build 2-story luxury toy garages. These buildings are situated 
at the north side of the property and will take in the breathtaking views of the valley and beautiful 
red rock. The proposed plan shows 28 toy garages, future owners have the option to build out the 
upstairs to have bedrooms upstairs, which is convenient for owners that do not permanently 
reside in Santa Clara.


Phase two is multi family housing. Santa Clara has seen tremendous population growth in the 
past 10 years and it is only accelerating. To support that need, we plan to build 4 multi family 
buildings with 96 units in total. We strive to build desert modern housing that integrates well with 
the surroundings of Santa Clara and adds additional value to the community through well built 
quality and amenities for the residents. These amenities will include a pool and hot tub.


Phase one and two sit on 11.66 acres and will be used as residential area. The density is 10.6 
units/acre with 124 units.

The building footprint of the toy garages is 57,819 sqft. The building footprint of the apartments is 
39,110 sqft. This adds up to a gross footprint area of 96,929 sqft, which accounts for 19% of the 
residential area. Driveway/Parking is 20% of total area (107,701 sqft). Public street area is 14% of 
total area (68,866 sqft). Open space area is 47% (230,383 sqft). Landscaped open space is 40% 
(202,782 sqft). 


Phase three is commercial retail buildings. These may include restaurants and/or stores, which 
will be convenient for residents of the multi family housing, owners of toy garages, and residents 
or visitors of the Santa Clara area. 


Total acreage of the commercial retail area is 2.61 acres. Total number of buildings is 3. The 
building footprint is 15% (16,895 sqft) of the total area. Driveway/parking is 50% (57,192 sqft) of 
the total area. Landscaped open space is 29% (32,776 sqft) of the total area. 


Our proposed exterior building materials to provide a cohesive design aesthetic are the following: 

- Aluminium cladding and shading systems with wood finish

- Weathered steel exterior panel system

- Exterior stucco system

- Landscape wall features

- Pre-finished metal system

- Metal panel shade fin elements


The attached document “Elevations and Building Materials_SilveradoSantaClara” shows all 
materials. The elevation sheet show examples of use of these materials for the different phases.


The roofing material for Phase 1,2 and 3 is single ply membrane.


We would also like to add that Silverado Storage SG LLC designs all 3 phases to not only fit into 
Santa Clara but also to complement each other. We strive to provide a mixed use development 
that addresses Santa Claras needs and adds value to the community.




As all of you know, we applied for the zone change with a project plan last year. The site plan that 
was attached at that time included a pickle ball facility with a restaurant and a gas station. The 
site plan we are submitting with this application does not include those anymore.

As we faced headwinds with the neighborhood and the city council we were willing to make 
concessions to be able to get the project approved. Those concessions were:

- Swapping the gas station for a restaurant

- Lease 10% of the apartments 10% cheaper for city employees. 

Those concessions were tied on getting the presented project approved. 


After offering these concessions, we received support from the neighborhood to push the project 
further along. Even though we had the neighborhood on our side, we were not sure if we had the 
support from the city council. Our understanding was, that the size and potential noise were still a 
major concern for the city council. For that reason, we decided to look for other options, even 
though the pickle ball center was a very popular and profitable component of the project. We 
ended up selling the land to IHC for an Instacare, which will add value to the community and has 
the support of the neighborhood and appears to have the support of the city council.


With our understanding this application is in line with the neighborhood and the city council as we 
are not building a gas station or a pickle ball center. We had conversations with representatives of 
the neighborhood after our last Planning Commission Meeting and we have their full support. 

By taking out the pickle ball center, we addressed the biggest issue that the city council had with 
the project. In addition to that, we are trying to implement further wants from the city council such 
as a plaza in the retail space and connectivity to Harmons. 

Having made those changes we are not in a position to add more concessions, especially in the 
current economy with high interest rates and increased capital requirements from banks.


We plan to build 1 and 2 bedroom apartments which sit at a lower price point and are more 
affordable than the townhomes to the north of this project. We intently build efficiently designed 
units to bring apartments to the market that can be attainable to young professionals, newly 
weds, young families and retirees.


Please reach out to Julian Stemmer (julian@silveradobc.com) for any questions.


mailto:julian@silveradobc.com
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Introduction 
This report presents the findings of the Traffic Impact Study (TIS) performed for the Silverado 

development in Santa Clara, Utah. This report addresses the impacts based on Level of Service (LOS) 

values calculated by delay per vehicle for selected study intersections.  

In this report, the potential traffic impact of the Silverado development is addressed as proposed by 

Method Studios. The study horizon will be for the year of its completion and five years after completion. 

Proposed Development 
The proposed development at Silverado is planned to be built in three phases. The anticipated build-out 

year is 2024. Figure 1 shows the location of the development. The development is planned to include 28 

“man-cave” storage units (Phase 1), 96 apartment units (Phase 2), and approximately 17,000 square feet 

(sq. ft.) of fast-food restaurants (Phase 3).  

 

Figure 1-Location of Silverado Santa Clara 

The accesses to the development are planned to connect to Rachel Drive and Pioneer Parkway. There is 

one access planned on Rachel Drive and three accesses planned on Pioneer Parkway. One of the 

accesses on Pioneer Parkway is an extension of Red Mountain Drive at its intersection with Pioneer 
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Parkway. There is additional access onto Pioneer Parkway through the existing Harmons access. A full 

site plan is shown in Figure 2 and included in the Appendix. 

For the purposes of this report, the accesses are labelled as shown in Figure 2. 

 

Figure 2-Access Locations 

Study Area Conditions 
The Silverado development is located on the northeast corner of Rachel Drive and Pioneer Parkway, east 

of the existing Harmons grocery store. The surrounding area south of the project is residential. The area 

from Harmons grocery store to Pioneer Parkway is commercial. 

ROADWAY CHARACTERISTICS 

RACHEL DRIVE 
Rachel Drive is a three-lane Minor Collector road that runs north/south on the west side of the subject 

property. The speed limit is 25 miles-per-hour (mph) in the project area. Rachel Drive has a two-way 

left-turn lane (TWLTL). 
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PIONEER PARKWAY 
Pioneer Parkway is a three-lane Major Arterial road that runs east/west on the south side of the project 

area. On the south edge of the proposed Silverado development, east of the southeast Harmons access, 

Pioneer Parkway is a two-lane roadway and does not have curb and gutter on the north side. East of Red 

Mountain Drive, there is no curb and gutter. The speed limit is 35 mph. It is planned to eventually be a 

five-lane roadway, though there is no specific year planned for the widening to occur.  

RED MOUNTAIN ROAD 
Red Mountain Road south of Pioneer Parkway is a Local Collector to the neighborhoods in Santa Clara. 

By the build out of the Silverado Development, it is expected to extend from Pioneer Parkway to the 

north, where it will connect to the future Western Corridor as a collector road.  It is assumed that the 

speed limit will be 30 mph.  

CRASH HISTORY 
Current crash data in the study area were reported from Numetric Crash Query. The Numetric data 

include crashes from the last 3 years, between August 2018 and June 2022. In that period, there were 

21 crashes reported in the study area. A full crash data report is included in the Appendix.  

Figure 3 shows a map of the crash locations in the study area. The blue markers indicate a property 

damage only (PDO) crash, and the yellow, orange, and dark orange indicate a crash with injuries. There 

were no fatal crashes within this area in this period.  

 

Figure 3-Study Area Crash History 
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Of the 21 crashes, 16 (76%) were property damage only (PDO). Four had possible injuries, and one had a 

suspected minor injury. One third of the crashes were front-to-rear crashes, which are common at 

signalized intersections. Six of the crashes were due to turning errors made by drivers.  

With the addition of new accesses in this area, it is recommended that dedicated left and right turn 

lanes be installed to prevent further front-to-rear crashes and provide safe areas to turn into the 

proposed accesses.  

EXISTING TRAFFIC CONDITIONS 
Weekday AM and PM turning movement counts were performed at the following intersections: 

• Rachel Drive & Harmons fuel station (North) access 

• Rachel Drive & Harmons front door (Center) access 

• Rachel Drive & Café Rio (South) access  

• Rachel Drive & Pioneer Parkway 

• Pioneer Parkway & Harmons southeast (East) access 

• Pioneer Parkway & Red Mountain Drive 
 
Existing intersection geometry, control, and turn pocket lengths were obtained by field review and 

entered with the turning movement volumes into PTV Vistro 2023 for analysis. Future traffic data was 

forecasted for the AM and PM peak hours using historic traffic counts.   

Turning movement counts were used to establish a base condition for the analysis and provide a 

comparison for new traffic around the proposed development. The existing turning movement counts 

are shown in Figure 4.   

In order to quantify the traffic conditions currently exhibited in the study area, the roadway geometries 

and traffic data were entered in the PTV Vistro 2023 software package.  Using the 6th edition of 

Highway Capacity Manual (HCM) method of calculating intersection delay, a Level of Service (LOS) grade 

was assigned to the intersection for both the AM and PM peak hours.  

Level of Service (LOS) is a term used by the HCM to describe the traffic operations of an intersection, 

based on congestion and delay.  LOS ranges from A (almost no congestion or delay) to F (traffic demand 

exceeds capacity and intersection experiences long queues and delay). In Santa Clara, LOS D is the 

threshold when the intersection exceeds an acceptable standard and intersection improvements are 

required. In discussions with the City of Santa Clara, all intersections should be mitigated to LOS C. The 

delay criteria used to assign a letter grade to an intersection for signalized and unsignalized intersections 

is shown below in Table 1. The full Vistro reports are included in the Appendix. Unsignalized 

intersections include roundabouts, two-way stop controlled (TWSC), and all-way stop controlled 

(AWSC). 
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Table 1-Intersection Level of Service 

 

Table 2 shows the existing LOS conditions at the study intersections. 

Table 2-Existing LOS Analysis 

All of the study intersections are currently operating at an acceptable LOS C or better.  
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Projected Traffic 
In order to successfully analyze traffic conditions for future scenarios, existing traffic is grown based on 

the projected growth in the surrounding area. To find an appropriate growth rate, historic average 

annual daily traffic (AADT) counts from the Utah Department of Transportation (UDOT) were analyzed 

for roadways surrounding the project area. UDOT has AADT data up to 2019.  

Table 3 shows the AADT for the roadways around the Silverado development. Growth per year from 

2017 to 2019 for the area has generally been about 3 percent. Pioneer Parkway has shown higher 

growth (44% average per year) in the last three years. In discussions with Santa Clara City, 8 percent 

growth is being used to plan for impact fees. For this traffic study, traffic from developments to the 

north of Silverado are included in the background traffic, so 5 percent growth per year will be used to 

estimate future traffic around the development in addition to the developments to the north.  

Table 3-Average Growth from Historic Data 

 

TRIP GENERATION 
The estimated number of vehicle trips to be generated by the development was calculated using the 

methodology found in the Institute of Transportation Engineers (ITE) Trip Generation Manual 11th 

edition. The following ITE Land Uses were used for this development: 

• 151: Mini-Warehouse  

• 221: Multifamily Housing (Low-Rise) 

• 934: Fast-Food Restaurant with Drive-Through Window   

Mini-Warehouse is used to represent the man-cave storage units. Multifamily housing is used to 

estimate the trips for the apartment complex. The apartments are low-rise because they are less than 

four stories high. Fast-food restaurants were used to estimate the trips in the commercial area as the 

highest traffic use. A description for each of these land uses can be found in the Appendix. Table 4 

shows the estimated trip generation of the development.  

Table 4-Trip Generation for the Proposed Development 
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Pass-by trips were calculated for this project. PTV Group, the makers of the Vistro software used for this 

analysis describe pass-by trips as, “existing trips making an intermediate stop at a development site. 

Then, these trips continue onto a destination, as originally planned.  For example, think of how a new 

gas (petrol) station attracts trips already existing on the roadway. These trips are not considered “new” 

to the network.” Pass-by trips only apply to specific land uses, in this case, Fast-Food Restaurant is the 

only land use that has pass-by data available. 

A 50 percent reduction was applied to the Fast-Food use in the AM peak hour, and a 55 percent 

reduction was applied to the Fast-Food use in the PM peak hour to account for pass-by trips to the site 

as recommended by the ITE Traffic Engineering Handbook. These trips were reduced from the roadway 

network, but still included in the volumes at the project accesses. The pass-by trips added to the 

proposed project accesses are shown in Table 5. 

Table 5-Pass-by Trips 

 

Trip Distribution 
The new trips estimated to be generated from the proposed development were distributed onto the 

roadway network based on the proposed site access locations, existing turning movements, existing 

traffic patterns, and proximity to major roadways. Figure 5 shows the AM peak hour trip distribution to 

and from the development and the surrounding areas. In the AM peak hour, Pioneer Parkway has more 

vehicles traveling to the east than to the west.  

Figure 6 shows the trip distribution for the PM peak hour. In the PM peak hour, there is similar traffic 

going both directions.  
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Figure 5-AM Trip Distribution for the Silverado Development 

 

Figure 6-PM Trip Distribution for the Silverado Development 
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Traffic Analysis 
Future traffic was analyzed by projecting the existing 2022 traffic based on the historical data and 

growth rate discussed previously. The development traffic was then added to the background traffic to 

estimate the total future traffic. The AM and PM peak hours were analyzed for the future development 

scenarios.  

2024 BACKGROUND TRAFFIC 
For the 2024 background traffic analysis, it was assumed that the existing roadway configuration (lanes, 

intersection control, etc.) will be used in 2024. It was also assumed that two developments to the north 

of Silverado will be built by 2024. A traffic study completed by Avenue Consultants in March 2021 

provided the proposed trip generation for the Solace and Regal Living developments directly north of 

Silverado on Red Mountain Drive. The traffic generated by these two developments was included in the 

background traffic. The full study is also included in the Appendix. The 2024 turning movement counts 

without the Silverado development traffic are shown in Figure 7. Table 6 shows the LOS analysis for the 

2024 traffic.    

Table 6-2024 LOS Analysis 

 

In 2024, all of the study intersections are expected to operate at LOS C or better except for the 

intersection of Pioneer Parkway and Red Mountain Drive. As a two-way stop-controlled (TWSC) 

intersection, it is expected to operate at LOS E in the PM peak hour. Table 7 shows the LOS of Pioneer 

Parkway and Red Mountain Drive as an all-way stop-controlled intersection. 

Table 7-2024 Background Traffic Mitigation LOS Analysis 

 

As an AWSC intersection, Pioneer Parkway and Red Mountain Drive is expected to operate at LOS C in 

the PM peak hour. The 2021 traffic study by Avenue Consultants proposed a traffic signal at this 

intersection by the buildout of all three developments; Silverado, Solace, and Regal Living. An AWSC 

intersection may be an interim mitigation for a traffic signal.  
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2024 TRAFFIC WITH DEVELOPMENT 
2024 traffic with the addition of the proposed Silverado traffic at buildout was estimated by adding the 

distributed development traffic to the 2024 background traffic. It is assumed that the mitigations 

recommended in the background scenario are applied in this scenario as well. The estimated turning 

movement counts are shown in Figure 8.  

Table 8 shows the LOS analysis for the background 2024 traffic with the Silverado development traffic.  

Table 8-2024 with Development Traffic LOS Analysis 

 

The intersection of Pioneer Parkway and Red Mountain Drive is expected to operate at LOS D as an 

AWSC intersection with the addition of the Silverado traffic. Table 9 shows the LOS analysis for the 

intersection with an additional right-turn lane in the westbound direction.  

Table 9-2024 Traffic Mitigation LOS Analysis 

 

With an additional turn lane, the intersection is expected to operate at LOS C in the PM peak hour. As 

discussed in the 2024 Background scenario, the 2021 traffic study by Avenue Consultants proposed a 

traffic signal at this intersection by the buildout of Silverado, Solace, and Regal Living. An AWSC 

intersection with the additional widening may be an interim mitigation for a traffic signal.  
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2024 WITH DEVELOPMENT TRAFFIC QUEUE LENGTH ANALYSIS 
Table 10 shows the queue length analysis for the 2024 traffic with the addition of the project traffic at 

each of the Silverado accesses. The table shows the maximum queue length required at each access and 

at which movement or approach the maximum queue length occurs. 

Table 10-2024 Queue Length Analysis with Development Traffic 

 

Where the queue lengths are less than 20 feet, there is expected to be no queuing at the intersection. 

At these intersections, there should be enough storage for at least one vehicle at each approach.  

At the intersections with queues greater than 20 feet, sufficient storage length should be provided for 

the 95th percentile queue length at each approach. 

PERCENTAGE OF DEVELOPMENT TRAFFIC 
With the addition of the development traffic to the existing roadway system, traffic from the Silverado 

development accounts for an average of 10 percent of the total traffic in the AM peak hour and 22 

percent of the total traffic during the PM peak hour. Table 11 shows the percentage of the total traffic 

that come from the Silverado development at each of the accesses to the development.  

Table 11-Percentage of Development Traffic 

Intersection 
Percent Development Traffic 

AM PM 

Rachel Drive & Silverado Access 1  8% 7% 

Pioneer Parkway & Silverado Access 2 22% 12% 

Pioneer Parkway & Silverado Access 3 29% 14% 

Pioneer Parkway & Red Mountain Drive 27% 14% 

 

2029 BACKGROUND TRAFFIC 
For the 2029 background traffic analysis, it was assumed that the existing roadway configuration (lanes, 

intersection control, etc.) will be used in 2029. The same assumptions that were used for the 2024 

background traffic were also used for 2029. The 2029 turning movement counts without the 

development traffic are shown in Figure 9. Table 12 shows the LOS analysis for the 2029 traffic.    
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Table 12-2029 Background Traffic LOS Analysis 

 

In the 2029 background conditions, the intersection of Pioneer Parkway and Red Mountain Drive is 

expected to operate at LOS F in the PM peak hour as an AWSC intersection. As a signalized intersection, 

it is expected to operate at LOS A in the AM and PM peak hours.  

Table 13-2029 Background Traffic Mitigation LOS Analysis 

 

2029 TRAFFIC WITH DEVELOPMENT 
2029 traffic with the addition of the proposed development traffic at buildout was estimated by adding 

the distributed development traffic to the projected 2029 traffic. It is assumed that the mitigations 

recommended in the background scenario are applied in this scenario as well. The estimated turning 

movement counts are shown in Figure 10.  

Table 14 shows the LOS analysis for the projected 2029 traffic with the Silverado development traffic.  

Table 14-2029 with Development Traffic LOS Analysis 

 

In 2029, all the study intersections are expected to operate at LOS D or better except at the East 

Harmon’s Access on Pioneer Parkway, which is expected to operate at LOS E. As it becomes difficult to 

turn left onto Pioneer Parkway from the Silverado development, traffic will reroute to the signals at 

Rachel Drive and Pioneer Parkway and Red Mountain Drive and Pioneer Parkway. The Silverado accesses 
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onto Pioneer Parkway should be monitored in the future and may be restricted to right turns only if 

necessary to improve the operations. It is up to the determination of the City to restrict these accesses 

to improve the LOS. 
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2029 WITH DEVELOPMENT TRAFFIC QUEUE LENGTH ANALYSIS 
Table 15 shows the queue length analysis for the 2029 traffic with the addition of the project traffic. The 

table shows the maximum queue length required at each intersection and at which movement or 

approach the maximum queue length occurs. 

Table 15-2029 Queue Length Analysis with Development Traffic 

 

Where the queue lengths are less than 20 feet, there is expected to be no queuing at the intersection. 

At these intersections, there should be enough storage for at least one vehicle at each approach.  

At the intersections with queues greater than 20 feet, sufficient storage length should be provided for 

the 95th percentile queue length at each approach. 

Recommendations 
The following is a summary of the recommendations to mitigate traffic from the Silverado Development 

based on the findings in this report.  

There were 21 crashes in the project area in the last three years. Most of the crashes were front-to-rear 

crashes or crashes due to turning errors. Dedicated left and right turn lanes are recommended on 

Pioneer Parkway to protect the turning vehicles and reduce the number of crashes of this nature.  

In the background conditions without construction of the Silverado development, it is expected that a 

signal will be needed at the intersection of Red Mountain Drive and Pioneer Parkway by 2029. With 

traffic from Silverado and developments to the north, it is expected that a signal will need to be installed 

within five years of the buildout of the Silverado development. A four-way stop with additional widening 

may be an interim traffic control measure that could be implemented if delay needs to be mitigated 

before then.  

Within five years after the buildout of the Silverado development, the East Harmon’s Access on Pioneer 

Parkway is expected to operate at LOS E and Silverado Access 3 on Pioneer Parkway is expected to 

operate at LOS D. As delay increases at these accesses, vehicles are expected to reroute to the signals on 

Rachel Drive and Red Mountain Drive to improve the LOS. The accesses should be monitored into the 

future and may be restricted to right-turns only as traffic increases on Pioneer Parkway. It is up to the 

determination of the City to restrict this access to improve the LOS. 

Sufficient vehicle storage at each access to the Silverado development should be provided for the 95th 

percentile queue length at each approach. The 95th percentile queue lengths are included in the Vistro 

Reports in the Appendix.  
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Property Rezoning/Map Adjustment 
Summary and Recommendation 

 

Public Body: Santa Clara City Council  
Meeting Date: December 13, 2023 
Current Zone: R-1-10 Single-Family/Historic District & RA Single-Family 
Proposed Zone: R-1-10 Single-Family/Historic District & RA Single-Family (Reconfigured) 
General Plan Designation: Mixed-Use Residential, MUR and Very Low Density Residential, VLD 
Property Location: Southeast corner of Santa Clara Drive and Gates Lane (Parcel #SC-6-2-16-435) 
Property Size: 2.97 Acres 
Request: Property Rezoning 
Applicant Name: Granite Peaks Investment, LLC (Neil Walter) 
Staff Planner: Jim McNulty 
Meeting Type: Public Hearing 
 

PROJECT DESCRIPTION 

The applicant, Granite Peaks Investment, LLC is requesting a Rezoning and Historic District Overlay adjustment 
to the City Zoning Map for property located at the southeast corner of Santa Clara Drive and Gates Lane (Parcel 
#SC-6-2-16-435).  The subject property is 2.97 acres in size.  The applicant is proposing a rezoning of the subject 
property to allow for R-1-10 Single-Family/Historic District Zone on a portion of the property (0.52 acres) with 
frontage on Santa Clara Drive, with the remaining property (2.45 acres) with frontage along the future extension 
of Bonelli Trail Road to be within the RA Single-Family Zone.  Although the subject property is currently located 
within these zoning districts, the applicant is proposing to reconfigure the zoning boundaries to allow for 
improved use of property. 
 
The applicant has requested that the Historic District Overlay be adjusted to follow the proposed zoning 
boundary (map attached).  The Historic District Overlay is a layer that’s included on the City Zoning Map and 
may be adjusted concurrently with the rezoning application.  Additionally, the application includes property that 
will remain in the Historic District. 
 
The proposed Rezoning to the R-1-10 Single-Family/Historic District Zone would allow for two (2) homes on lots 
of 10,000 square feet and larger.  Additionally, the proposed Rezoning to the RA Single-Family Zone would allow 
for three (3) homes on lots of ½ acre or larger.  The applicant intends to develop a single-family subdivision on 
the subject property.  A Concept Plan has been included for your review.  Area 1 includes 5-lots on the subject 
property (2.97 acres) as described.  Area 2 is also owned by the applicant and currently zoned RA. 
 

Staff Report 
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NEIGHBORHOOD RESPONSE 

The City Council agenda has been posted on the city website as well as City Hall, the Santa Clara Post Office, and 
local library.  No comments have been received by city staff as of the writing of this report.   
 

GENERAL PLAN CONSIDERATION 

The Santa Clara City General Plan Map includes a Very Low-Density Density Residential, VLD land use 
designation for the subject property.  The description for VLD (Section 3.4.1, Land Uses) states the following: 
 

“Single-family detached homes on large lots.  The VLD designation is generally located between Santa 
Clara’s downtown and the Santa Clara River.  Neighborhoods have tree-lined local streets that extend 
the grid and interconnected pedestrian circulation systems”. 

 
The Santa Clara city General Plan Map includes the Mixed-Use Residential, MUR land use designation for a 
portion of the property fronting Santa Clara Drive.  The description for the MUR (Section 3.4.2, Land Uses) 
states the following: 
 

“The mix of uses is mostly residential, in the form of townhomes, multi-unit buildings, but may also 
include small-lot single family homes.  Design to blend in with the adjacent residential neighborhoods 
with interconnected street grid, sidewalks, and shared parking”. 

 
The proposed Rezoning application would allow for single-family homes on lots of 10,000 square feet or greater, 
and ½ acre lots or greater.  This proposed use of property is encouraged by the General Plan.   
 

REZONING CONSIDERATION 

Chapter 17.18.090 of city code provides standards of review for the city. In consideration of any zoning map 
amendment (rezoning), the land use authority shall consider the following matters and the city council shall give 
reasonable consideration to the following: 
 

a. Is the proposed use suitable in view of the zoning and development of adjacent and nearby property. 
Yes. 

b. Will the proposed use adversely affect the existing use or suitability of adjacent or nearby property. 
No. 

c. Are there substantial reasons why the property cannot or should not be used as currently zoned. 
Yes.  

d. Will the proposed use cause an excessive or burdensome use of public facilities or services, including, 
but not limited to streets, schools, water or sewer utilities, and police or fire protection. 
No. 

e. Is the proposed use compatible with the purpose and intent of the General Plan. 
Yes. 

f. Will the use be consistent with the purpose and intent of the proposed zoning district. 
Yes. 

g. Is the proposed use supported by new or changing conditions not anticipated by the General Plan. 
No. 

h. Does the proposed use reflect a reasonable balance between the promotion of the public health, safety, 
morality, or general welfare and the right to the unrestricted use of property. 
Yes. 
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STATE CODE CONSIDERATIONS 

Utah Code, Section 10-9a-205 includes requirements for a Rezoning of property (zoning map amendment).  To 
consider a rezoning, a city must hold at least one public hearing.  Additionally, a public hearing to consider the 
item requires 10 days’ notice rather than 24 hours’ notice.  A notice must also be sent to all property owners 
within 300’ of the subject property, with a notice in a visible location, with a sign of sufficient size and durability.  
The city is also required to post on the State Public Notice website.  Planning Staff has determined that all State 
Code requirements have been met with this application. 
 

CITY STAFF RECOMMENDATION 

On November 9, 2023, the Planning Commission held a public hearing and forwarded a recommendation of 
Approval for this item to the City Council.  City staff recommends that the City Council review the submitted 
Rezoning and Historic District Overlay adjustment to the City Zoning Map to determine if the application is 
complete.  If the application is determined to be complete, City staff would recommend that the City Council 
consider the application subject to the following conditions:  
 

1. That the proposed property Rezoning complies with Chapter 17.18.090 items below: 
a. The proposed use is suitable in view of the zoning and development of adjacent and nearby 

property; 
b. The proposed use will not adversely affect the existing use or suitability of adjacent or 

nearby property; 
c. There are substantial reasons why the property cannot or should not be used as currently 

zoned; 
d. The proposed use will not cause an excessive or burdensome use of public facilities or 

services, including, but not limited to streets, schools, water or sewer utilities, and police or 
fire protection; 

e. The proposed use is compatible with the purpose and intent of the General Plan; 
f. The proposed use is consistent with the purpose and intent of the proposed zoning district.   
g. The proposed use is not supported by new or changing conditions anticipated by the 

General Plan; 
h. The proposed use does reflect a reasonable balance between the promotion of the public 

health, safety, morality, or general welfare and the right to the unrestricted use of property. 
 

2. That the proposed Historic District Overlay adjustment to the City Zoning Map be allowed as the 
application includes property with frontage along Santa Clara Drive that will remain in the Historic 
District. 

 
With the following findings: 
 

1. That the Rezoning is compliant with the Santa Clara City General Plan, Section 3.4.1, Residential 
Land Uses (Very Low-Density Residential, VLD). 

2. That the Rezoning is compliant with the Santa Clara City General Plan, Section 3.4.2, Mixed-Use 
Land Uses (Mixed-Use Residential, MUR). 

3. That the R-1-10 Single-Family/Historic District Zone allows for homes on lots of 10,000 square feet 
or larger. 

4. That the RA Single-Family Zone allows for homes on lots of ½ acre or larger. 
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5. That the properties in the immediate vicinity of the proposed R-1-10 Single-Family/Historic District 
Zone with frontage along Santa Clara Drive are generally located within the Historic District. 

6. That the properties in the immediate vicinity of the proposed RA Single-Family Zone are generally 
located within the RA Zone. 
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SANTA CLARA CITY PLANNING COMMISSION 
MEETING MINUTES 
2603 Santa Clara Drive 

Thursday, November 9, 2023 
 
Present: Logan Blake, Chair  
 Shelly Harris 
 Kristen Walton 
 Curtis Whitehead 
 
 Staff: Jim McNulty, Planning and Economic Development Manager  
 Cody Mitchell, City Engineer 
 Selena Nez, Deputy City Recorder 
 Kristelle Hendrickson, Executive Assistant 
  
Excused: Ryan Anderson 
 Mark Weston 
 
1. Call to Order. 
 
Chair Logan Blake called the Santa Clara Planning Commission Meeting to order at 5:30 p.m.     
 
2. Opening Ceremony. 
 

A. Pledge of Allegiance:  Logan Blake. 
 

B. Opening Comments (Invocation):  Logan Blake. 
 
3. Working Agenda. 
 

A. Public Hearing. 
 
i. Consider a Proposed Rezoning and Project Plan for Property at the 

Intersection of Pioneer Parkway and Future Extension of Red Mountain 
Drive (Lots 1, 2, and 3 of the Silverado Santa Clara Subdivision) and 
Directly East of the Harmon’s Shopping Center.  The Applicant, Julian 
Stemmer, is Proposing to Rezone the Property from the Planned 
Development Residential, PDR Zone, to the Planned Development 
Commercial, PDC Zone, to Allow for a Mixed-Use Project including Both 
Commercial and Residential Uses.  The Subject Properties are 14.27 
Acres.  

 
Planning and Economic Development Manager, Jim McNulty, presented the Staff Report and stated 
that the applicant is Julian Stemmer with Silverado, LLC.  The request was to rezone property at the 
intersection of Pioneer Parkway and the future extension of Red Mountain Drive (Lot 1, Lot 2, and 
Lot 3 of the Silverado Santa Clara Subdivision) that is directly east of the Harmon’s Shopping Center.  
The subject property is 14.27 acres in size.  There was a Phase 1, Phase 2, and Phase 3 of the project.  
Mr. McNulty reported that the property is currently zoned Planned Development Residential 
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(“PDR”), and the applicant proposed to rezone it to the Planned Development Commercial (“PDC”) 
Zone.  The rezone would allow for a mixed-use project that includes both commercial and residential 
uses.  The proposal was to have commercial development in Phase 3, apartments in Phase 2, and 
townhome-type units in Phase 1.  
 
A public hearing was held on July 14, 2022, by the Planning Commission.  At that meeting, a motion 
was made to recommend approval to the City Council.  On August 10, 2022, the City Council held a 
public meeting on the item as required by State Code.  Mr. McNulty reminded the Commissioners 
that rezoning of property was a legislative decision that required the City Council to approve or deny 
the application.  A motion was made by the City Council to table the item to allow the applicant to 
work with adjacent residents and incorporate City Council comments.  Since that time, an updated 
Project Plan had been submitted with the Rezoning application.  Mr. McNulty explained that the 
original Project Plan included a fourth phase, which had a pickleball facility as well as a sports bar 
and grill.  That had since been removed and the property was sold to IHC.   
 
Mr. McNulty reviewed the Project Plan.  He reported that Phase 1 included 28 two-story 
townhome/toy garage units with a second-story living area.  Phase 2 would include 96 apartment units 
in four buildings, which meant there would be 28 units per building in a three-story structure.  Those 
two phases together were 11.66 acres.  That equated to a proposed density of 10.63 units per acre.  
The PDC Zone did not require a density bonus if the units proposed exceeded 8 units per acre because 
it promoted both horizontal and vertical mixed use.  The Phase 3 area included commercial buildings 
with a square footage of approximately 16,900 in three buildings.  The applicant had indicated that 
the intention was to have primarily restaurant uses there.   
 
The project amenities were discussed.  Mr. McNulty reported that Phase 1 would include open space 
and a trail connection that extended from the pedestrian crossing on Red Mountain Drive.  He pointed 
out the location of the trail connection on a map of the area.  Phase 2 would include restrooms with 
changing areas, a large pool, a hot tub, a barbecue area, and an outdoor patio structure.  Phase 3 would 
include open space and outdoor seating areas adjacent to the proposed buildings.   
 
The proposed architectural elevations were discussed.  Mr. McNulty first reviewed the Phase 2 
apartment buildings.  The apartments would have a modern design with an exterior stucco system, a 
metal panel system, an aluminum panel system with wood finish, metal guard rails, and large 
windows.  The roof would be a single-ply membrane system, which was prevalent in the area.  He 
reported that the building height was proposed to be 34 feet to the peak.  The ordinance currently 
allows a maximum height of 35 feet.  As for Phase 1, which had the townhome/toy garage units, those 
were proposed to have a modern design with an aluminum panel system that utilized both a wood and 
metal finish, with large windows for natural light.  The roof would also include a single-ply membrane 
system.  He noted that the proposed building height was 24.6 feet.  The Phase 3 commercial buildings 
would include an exterior stucco system, color fiber-cement, or pre-finished metal cladding system, 
with an aluminum storefront and windows.  The roof would include a single ply membrane system 
and the building height was proposed to be 21.4 feet to the top of the parapet. 
 
With regard to open space, there were some calculations included in the Project Plan.  The zone 
required open space of at least 30%.  The Project Plan included approximately 40% (4.65 acres of 
open space) for the residential area in Phase 2 and Phase 2, with approximately 32% (0.82 acres) of 
open space in the commercial area in Phase 3.  Mr. McNulty noted that public trail access had been 
referenced earlier.  There would need to be coordination with the IHC property as well as the future 
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extension and build-out of Red Mountain Drive.  Landscaping and water efficiency were promoted 
throughout the City, so all outdoor water would require a secondary water connection and system.   
 
Mr. McNulty shared information about the public road cross-sections.  He explained that this had 
been discussed previously.  Phase 1 showed a 50-foot public street from Rachel Drive to Red 
Mountain Drive.  That public road would be required to be put in.  Additionally, the applicant would 
be able to put in a connection from Red Mountain Drive to Pioneer Parkway to allow access to the 
site.  Silverado would also be required to do private driveway improvements at 26 feet within the 
interior of the project in Phase 2 and Phase 3.  Mr. McNulty discussed parking and explained that 
Chapter 17.32 of the code required a total of 316 parking spaces for the project.  384 parking spaces 
were shown in the Project Plan.  That included 192 spaces (1 covered and 1 uncovered) for the 
apartment project and 56 spaces required for the townhome/toy garage units.  The proposed 
commercial uses adjacent to Santa Clara Drive required 68 parking spaces.  However, it was noted 
that 84 parking spaces were provided for those commercial uses.   
 
Mr. McNulty reported that a soil report had been submitted.  The Subsurface Investigation was done 
by Applied Geo-Tech.  Based on the report, the site was suitable for various types of development, 
including commercial and residential.  A Traffic Impact Study had been done by Horrocks Engineers 
and was recently updated to include the removal of the fourth phase.  Three access points were 
assumed with an acceptable level of service (“LOS”) at each intersection.  The study indicated that 
the traffic signal at the intersection of Pioneer Parkway and Red Mountain Drive would be needed by 
2029.  If not put in place by 2029, the LOS would not be acceptable.  That being said, the City was 
currently having a study done to move forward with the signal soon.  Mr. McNulty informed the 
Planning Commission that the contract had been awarded to Avenue Consultants, who specialized in 
transportation engineering.  The signal would be put in shortly, which would ensure that the LOS was 
at an acceptable level.  He added that the City Attorney was present at the meeting to answer any 
outstanding Commissioner questions about that matter.   
 
It was noted that a Project Narrative was submitted by the applicant.  Mr. McNulty explained that 
Chapter 17.18.090 of the City Code outlined the standards for rezones.  There were items A through 
H included in the Staff Report with the answers listed.  He pointed out Item C, which posed the 
following question: “Are there substantial reasons why the property cannot or should not be used as 
currently zoned?”  The answer from City Staff was no.  The property was currently zoned PDR, but 
the applicant wanted to rezone it to PDC to allow for a mixed-use project.   
 
As far as the General Plan considerations are concerned, a General Plan amendment was processed 
with the City during the summer.  On July 13, 2023, there was a public hearing that the Planning 
Commission held to review the General Plan amendment.  It would allow for the Mixed-Use 
Residential (“MUR”) land use designation for Lots 1 and Lot 2, with a Main Street Commercial 
(“MSC”) land use designation for Lot 3.  That General Plan was approved by City Ordinance 2023-
18 by the City Council on July 26, 2023.  He clarified that those were land use designations and not 
zones.  The proposed Project Plan and Rezoning application included elements from both the MUR 
and MSC land use designations, which meant the proposed use was encouraged by the General Plan.   
 
Mr. McNulty discussed the neighborhood response to the proposal.  Notices were sent to property 
owners within 300 feet of the subject property.  The subject property was also posted as per State 
Code.  No comments were received at the time of writing the Staff Report.  He reviewed the State 
Code Considerations.  Utah Code, Section 10-9a-205, included requirements for a rezoning of 
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property or zone map amendment.  That statute had been met as notices had been sent out and a public 
hearing was scheduled for the current Planning Commission Meeting.  City Staff recommended that 
the Planning Commission review the submitted Rezoning Application and Project Plan to determine 
whether the application was complete.  If it was determined to be complete, City Staff recommended 
that the Planning Commission forward a recommendation to the City Council for their review and 
consideration of the application with the conditions listed. 
 
Mr. McNulty referenced Condition of Approval #14, which stated: “That the proposed property 
rezoning complies with Chapter 17.18.090 items, except Item C below."  It went on to state that there 
were no substantial reasons why the property could not or should not be used as currently zoned.  The 
applicant intended to do a PDC mixed-use project as per the MUR (Lot 1 and Lot 2) and MSC (Lot 
3) land use designations of the General Plan.  In addition to the Conditions of Approval, there were 
four Findings of Fact listed in the Staff Report, which were read aloud.   
 
Mr. McNulty read a statement to remind those present that the Planning Commission's role in 
considering the application was as an advisory body to the City Council.  The City Council was the 
land use authority and would make the final decision to approve or deny the application.  However, 
the Planning Commission Meeting would be part of the official record.  It would include a discussion 
of the application as well as public comments.  The meeting would provide information to the City 
Council that may be considered during their process.  Under State Law, public comment by itself 
could not be the sole basis of the recommendation made.  That being said, it could provide context, 
help to identify concerns or questions about the application and help to form any necessary Conditions 
of Approval or Findings of Fact.  All public comments received were preserved, along with all of the 
other information considered.  As a legislative body and the land use authority for the application, the 
City Council could decide how to weigh the information and the recommendation provided by the 
Planning Commission.  Since the recommendation from the Planning Commission was not a final 
decision, it could not be challenged or appealed.  Appeal rights arose only after the City Council made 
their final decision. 
 
Chair Blake wondered if it was an appropriate time to further discuss Item C.  City Attorney, Matt 
Ence, explained that originally the subject property and the surrounding properties were part of a 
master plan that was referred to as the Knoll Pasture Master Plan.  It was originally approved in 2006.  
That project never materialized, though it received entitlements and certain zone changes.  As for the 
PDR that was previously approved on the property, there was no longer a valid Project Plan that 
accompanied that.  It was essentially just a PDR designation.   
 
As properties that were previously part of the Knoll Pasture Master Plan came to the City, the previous 
approvals had been treated as still valid in terms of the designations, but on most of those properties, 
there needed to be a zone change.  In some cases, General Plan amendments were needed.  The way 
to look at the current PDR designation was that there was currently no Project Plan attached.  Even if 
the current property owner wanted to keep the current PDR designation, there would still need to be 
a process where a Project Plan was presented for approval.   
 
Mr. Ence noted that someone handed out a document at the beginning of the meeting titled, “Santa 
Clara Resident Petition.”  He wanted to acknowledge the document and express his appreciation for 
the effort that went into it.  That being said, there was no procedure to accept petitions.  Those who 
decided to attend the Planning Commission Meeting were welcome to share comments during the 
public hearing.  As a courtesy, he was willing to pass along the petition to the City Council before the 
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item was considered at that level, but he encouraged whoever submitted the petition to address the 
petition during the public hearing portion of the meeting.   
 
Mr. Ence explained that there were some challenges with petitions.  There were certain times under 
the law that a citizen petition was both appropriate and had legal status.  If the City received a petition 
related to a certain matter, then the City had to take certain actions in response.  In this particular 
scenario, nothing like that was applicable.  There was no procedure for the City to receive the petition 
and there was no action mandated for consideration.  Mr. Ence reminded those present that the City 
Council was the legislative body of the City and could consider anything within reason when making 
that final decision.  As a result, it would be possible for him to pass the petition to the City Council 
for future consideration.  When petitions were specifically provided for under the law, there was a 
procedure that went along with that, because of due process requirements.  The petition submitted 
was essentially a list of names and it was not clear what information was shared with the signatories.  
There was a desire to balance all competing interests. 
 
The applicant, Julian Stemmer, introduced himself to the Commission.  He wanted to make sure that 
everyone understood they had been very mindful about the adjacent neighborhood.  The development 
process started a little over two years ago and there has been a lot of collaboration with City Staff.  
The original plan presented was something he thought was excellent, but during the review process, 
it was discovered that there were certain pain points, especially for the adjacent neighborhood.  Those 
pain points were the gas station and the pickleball facility.  In the plan that was now before the 
Planning Commission, it was clear that the land would be used in the best possible way, and was 
mindful of the neighbors.  An offer had been received from IHC and the fourth phase of the project 
area had been sold.  The gas station originally proposed had been shifted to a restaurant.  Phase 3 did 
not show a gas station but showed three restaurant buildings.   
 
Commissioner Whitehead asked if there were any commitments from restaurants.  Mr. Stemmer 
stated that there were no finalized commitments.  There were a few interesting options, but that was 
something that he felt should be worked on with City Staff moving forward.  Commissioner Harris 
wanted to hear more about the affordable housing element.  Mr. Stemmer explained that there had 
been discussions about that last year.  Development in general has changed a lot since last summer.  
The plan and the economy had changed, and it was no longer possible to offer any affordability for 
the units.  The units would be market rate one and two-bedroom units.  He felt the unit types would 
suit a wide variety of people.  The intention was to create a cohesive product throughout the 
development that people would be proud to live in.   
 
Chair Blake opened the public hearing. 
 
Helen Zureic gave her address as 1838 Red Mountain Drive and asked if it was possible to make the 
traffic light a roundabout.  She also wanted to know whether the restaurants would be drive-thru 
establishments or sit-down restaurants.  Mr. Ence suggested that a note be made of the questions 
asked during the public hearing so the applicant could answer those afterward. 
 
Joseph Banudy gave his address as 3452 Sagebrush Drive and reported that he is a developer with 25 
years of land development experience.  He thought the proposal had a good layout and was excited 
about the project, though he was disappointed that there was no pickleball court.  At most meetings, 
many people voiced opposition to proposals and the people who were supportive of the development 
rarely came out to speak.  That was the reason he felt it was important to attend the Planning 
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Commission Meeting and express his support for the layout.  As far as one- and two-bedroom units, 
he had been selling two-bedroom units in Hurricane, and there was a significant demand for that.  He 
believed this project would fulfill a need in the area.  Something that cities were looking for was 
walkability and this development seemed to have that.  Mr. Banudy stressed the importance of 
commercial because that was what Santa Clara needed.   
 
Jim Spendlove gave his address as 3475 Robbin Court.  The previous version of the map showed the 
commercial property with parking on the inside of the property, which meant that the back of the 
commercial buildings faced Pioneer Parkway.  In the current rendering, that did not look to be the 
same.  That meant the lights from those buildings would shine directly towards his home.  He 
wondered if there was a reason for that change as he was concerned about the light.  Mr. Spendlove 
asked whether the elevation of the buildings would start from Pioneer Parkway.   
 
Joseph Robinson gave his address as 3834 Brenna Drive.  He expressed his gratitude that the zoning 
situation had been discussed and believed that information would clear up a lot of confusion.  Mr. 
Robinson shared information about overdevelopment and the lack of affordable housing.  He 
appreciated the efforts the developer had taken but did not believe there needed to be more multi-
family high-density units, especially when there was no affordable housing as a result.  He asked what 
the units in this development would cost.  It was clarified that the units would be at market rate.  Mr. 
Robinson explained that market rates were not affordable.  He did not feel the development, as 
proposed, would address affordable housing needs.  As for the document that had been submitted 
ahead of the meeting, he was one of the signatories on that petition.   
 
Lynette Hughes gave her address as 3485 Red Butte Drive.  She wondered whether the land was 
privately owned.  This was confirmed.  Ms. Hughes was concerned about the overdevelopment that 
was occurring.  It was no longer possible to sit in her backyard at night and have a quiet evening due 
to traffic, sirens, and noise.  She had a hard time being able to access Pioneer Parkway because of the 
traffic levels.  Given the existing issues, she did not believe the extra traffic from the development 
was appropriate.  Ms. Hughes appreciated the amount of effort that had been put into the project and 
the changes that had been made, but she felt the needs of the community should be considered as 
well.  Many people were being forced to leave the community because there was not enough 
affordable housing.  She asked the Commission to pause the development discussions.   
 
Harold Welling gave his address as 1836 Red Mountain Drive.  He agreed with many of the comments 
that had been shared by Ms. Hughes, especially the ones that related to traffic patterns. He wondered 
whether the traffic patterns accounted for new developments in the area.  In the time that he had been 
in Santa Clara, that section of Pioneer Parkway had changed and there was significantly more traffic 
and noise.  It was suggested that sound barriers be considered to address the noise.  With each new 
development, it seemed that there would be increases to the traffic levels.    
 
Janene Burton gave her address as 31 Bedrock Circle.  She referenced the property that had been sold 
to IHC and wondered whether it would be possible to have something different there.  She asked 
about the possibility of a Costco at this location. 
 
Helen Zureic shared an additional comment.  She wondered whether a water usage study had been 
conducted to determine that there was enough water for the proposed residential development.   
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Leslie Benson gave her address as 1866 Red Mountain Drive.  She was grateful that the developer 
had responded to the concerns expressed about the gas station and the pickleball court.  Ms. Benson 
reported that she was the person who initiated the petition.  It was more for the benefit of the City 
Council, but she wanted to let the Planning Commission see that document as well.  There were 142 
signatures on the petition.  Her main concern with the development related to the apartments and the 
high-density housing proposed.  Ms. Benson loved the small-town feel and the beauty of Santa Clara 
and was sad to see how quickly the area had started to change.  The Santa Clara General Plan 
references a vibrant and small-town community, which she felt was being lost.  She hoped that the 
Planning Commission would decide not to recommend approval.  
 
There were no further comments.  The public hearing was closed.     
 
Mr. Ence informed those present that he needed to leave the meeting shortly due to a family 
commitment.  Chair Blake noted that a number of questions were asked during the public hearing 
portion of the meeting and asked the applicant to address those.  The first question related to a 
roundabout and the type of restaurants there would be.  Mr. Stemmer mentioned earlier that some 
restaurants were in mind, but nothing was finalized at the current time.  Different restaurants needed 
different square footages.  The buildings that were planned would each be 6,000 square feet.  Some 
of those buildings may have one, two, or three tenants depending on the size needs.  The site was 
designed so that all three of the buildings would allow for one drive-thru user.   
 
Mr. McNulty addressed the question about a potential roundabout.  He knew that Ivins had 
roundabouts but those had not been done in Santa Clara.  He reminded those present that the 
application related to a Rezoning and Project Plan and not a potential roundabout.  That was 
something that could be considered in the future but was not relevant to the current discussion.   
 
Chair Blake wondered why the parking lot would be in the front.  Mr. McNulty explained that City 
Staff had been involved in that decision.  There had been pushback from elected officials and others 
about the four corners area off of Pioneer Parkway.  There was not a lot of support for putting the 
drive-thru’s right next to the road.  There was a preference for buildings to be pushed back and the 
drive-thrus to be partially screened.  As a result, the proposal was to push it back and allow there to 
be some screening of the buildings.  However, that was a Site Plan issue.  Mr. McNulty reported that 
some jurisdictions did not allow drive-thrus next to roadways.  Some jurisdictions require landscaping 
high enough that only the tops of vehicles were visible or that there be a certain level of screening 
done with berming.  He acknowledged that there were some valid concerns related to drive-thru 
designs, but reminded Commissioners that this was not a Site Plan review.  At this time, the Planning 
Commission was considering the Rezoning and Project Plan.  Mr. Stemmer explained that different 
layouts could be considered based on what was desired.  
 
Chair Blake noted that there had been a comment during the public hearing about wanting the 
development to be fully commercial.  He felt that had already been addressed with the General Plan 
amendment.  It seemed that the City Council was supportive of the development, being both 
residential and commercial.  Mr. Stemmer explained that the property was currently zoned PDR, and 
no commercial was allowed.  It was important to make the most out of the site.  He felt the mixture 
of residential and commercial uses would be beneficial to the community.  Mr. Stemmer discussed 
walkability and explained that there would be a stairway to reach Harmon's Shopping Center so 
people in the apartment units could walk there and access commercial sites.   
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Mr. McNulty reminded those present that a question had been posed during the public hearing about 
the elevations and building heights.  Chair Blake was curious if any preliminary grading had been 
done.  Mr. Stemmer explained that he had some renderings that could be shared for context.  With 
the grading, almost a full story of the apartments would be hidden when looking from Pioneer 
Parkway.  The retail and the apartments would appear to be almost the same height, even though the 
apartments would be approximately 9 feet taller.  He explained that this would be the result of the 
different grades and grading on the site.  Mr. Stemmer reiterated that renderings could be shared and 
further discussed the elevations of the site.  Jay Taggart reported that some studies had been done 
with renderings and the apartments sat 5 to 8 feet below where Pioneer Parkway was.  If someone 
was standing across the street from the development, a large majority of the apartments would be 
screened by the commercial buildings due to the way the apartments sat down on the site.   
 
Mr. McNulty noted that there had been a question about market rate costs.  Mr. Stemmer explained 
that the market rate tended to fluctuate.  He understood that it was difficult to afford house costs in 
the current market and believed that the units in the development would be a benefit.  Mr. McNulty 
referenced the concerns raised during the public hearing about traffic patterns.  He reminded those 
present that a Traffic Impact Study had been submitted by Horrocks Engineers.  While the applicant 
needed to have a study for their property and the impacts to the immediate surrounding areas, there 
was no requirement to complete a traffic study for other areas in the city.   
 
Horrocks Engineers had completed a thorough traffic study for the project and a representative was 
present at the Planning Commission Meeting.  Emily Andrus introduced herself to those present.  The 
Traffic Impact Study from Horrocks Engineers addressed all of the intersections adjacent to the 
project.  The traffic that would come from the north on Red Mountain Drive was also taken into 
account.  She clarified that all of Black Desert was not taken into account, but some of the townhome 
developments that were going in just north of the property were considered.  There would be a signal 
at the intersection, and it would alleviate the majority of the concerns as far as LOS and delays.  Mr. 
McNulty reported that the City had Impact Fees available to have a study done for the traffic signal.  
He explained that the signal work was continuing to move ahead. 
 
Ms. Andrus reported that the Traffic Impact Study determined that the most impacted locations would 
be the accesses coming out of Harmon’s Shopping Center and out of the development when trying to 
turn left.  The signal would alleviate a lot of those impacts.  As for the suggestion that had been made 
for a roundabout, she pointed out that a roundabout required a lot of space.  There was likely not the 
space available for a roundabout.  Additionally, a traffic signal would have more capacity long-term 
and move traffic better.  Ms. Andrus informed those present that when the Traffic Impact Study was 
conducted, a noise-related study was also conducted on Pioneer Parkway.  It was determined that the 
increase in noise caused by the development, which at that time included the pickleball facility, would 
not be significant.  Mr. McNulty noted that the commercial use would abut an arterial roadway.  The 
average daily trips were between 9,000 and 10,000 trips per day, but the roadway was designed to 
handle up to 20,000 trips per day as it was an arterial road.   
 
Mr. McNulty stated that there had been a question during the public hearing about water availability 
and capacity.  There was work being done with the water district.  Additionally, there was a Water 
Efficient Land Use Ordinance.  The intention was to plan for future growth and development.  He 
assured those present that water capacity had been contemplated.  It was noted that there was also a 
question asked about lighting.  Mr. McNulty explained that it would be possible for the City to work 
with the future business owners on the proposed lighting.  In another commercial area of the City, a 
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request had been made for the commercial signs to be turned off at 10:00 p.m.  That was something 
that could be discussed for this project as well in the future.   
 
Mr. Stemmer reported that there was a desire to rezone from PDR to PDC so there was enough density 
to provide a variety of housing and some commercial.  Commissioner Walton wondered whether the 
rezone could be broken into different parts, where Phase 1 and Phase 2 were zoned as PDR and Phase 
3 allowed for commercial.  She was a fan of the commercial that was proposed, but the density of the 
apartment buildings was something that she was concerned about.  Mr. McNulty explained that for 
the applicant to achieve the higher density desired, but stay within the PDR Zone, there would need 
to be affordability and possible collaboration with Utah Housing.  That was not what had been 
proposed in this case.  He reminded Commissioners that the PDC Zone had been requested.  The PDC 
Zone was mixed-use and did not require the density bonuses or affordability element in order for 
there to be more units.  The PDC Zone allowed for horizontal or vertical mixed-use.  The Commission 
had been asked to make a recommendation. 
 
Commissioner Harris asked about the proposed parking on the site.  Mr. McNulty reported that there 
was more parking proposed than was required.  Commissioner Harris wanted to know if each phase 
had adequate parking for the use.  Mr. McNulty confirmed this.  Each phase had adequate parking 
and there were also additional parking spaces proposed beyond what was required.    
 

ii. Consider a Proposed Rezoning and Historic District Overlay Map 
Adjustment for Property Located at the Southeast Corner of Santa Clara 
Drive and Gates Lane (Parcel #SC-6-2-16-435, Described as 2.97 acres).  
Granite Peaks Investment, LLC is proposing a Rezoning of the Subject 
Property to Allow for the R-1-10 Single-Family/Historic District Zone on 
a Portion of the Property (0.52 acres) with Frontage on Santa Clara Drive, 
with the Remaining Property (2.45 acres) with Frontage along the Future 
Extension of Bonelli Trail to be within the RA Single-Family Zone.  
Additionally, the Applicant has Requested that the Historic District 
Overlay be Adjusted on the City Zoning Map to Follow the Described 
Zoning Boundary.   

 
Mr. McNulty presented the Staff Report and stated that the application was for a proposed Rezoning 
and Historic District Overlay Map Adjustment.  The applicant was Granite Peaks Investment, LLC, 
and was represented by Neil Walter.  The property was located at the southeast corner of Santa Clara 
Drive and Gates Lane, Parcel #SC-6-2-16-435.  The subject property was 2.97 acres in size.  Mr. 
McNulty pointed out the subject property on a map of the area.  It showed Parcels 1 and 2.  Parcel 1 
would be in the R-1-10 Single-Family/Historic District Zone.  It was a 0.52-acre portion of the 
property with frontage on Santa Clara Drive.  Parcel 2 would be in the RA Single-Family Zone, and 
it was 2.45 acres with frontage along the future extension of Bonelli Trail Road.  Though the subject 
property was currently located within the zoning districts, the applicant wanted to reconfigure the 
zoning boundaries to improve the use of the property. 
 
There had been multiple meetings with the applicant at the Technical Review Committee (“TRC”) 
level.  The applicant would be required to provide access to the lots.  Mr. McNulty shared the Concept 
Plan that had been submitted for additional context.  He noted that it was important to plan for the 
future.  The applicant had requested that the Historic District Overlay be adjusted to follow a proposed 
zoning boundary.  The Historic District Overlay was a layer that was included on the City Zoning 
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Map and may be adjusted concurrently with the Rezoning application.  The application included 
property that would remain in the Historic District.  Mr. McNulty reported that notices were sent out 
to property owners within 300 feet of the subject property and the property was also posted, as per 
State Code.  No responses were received ahead of the meeting. 
 
Mr. McNulty reviewed the General Plan considerations.  The applicant came to the Planning 
Commission on June 22, 2023, for a General Plan Amendment.  It then went to the City Council on 
July 12, 2023.  The applicant wanted a General Plan Amendment to allow for commercial buildings 
on the site.  The amendment was adopted by ordinance, but there was a trigger mechanism to state 
that there was one year to rezone the property to match the General Plan, or it would revert back.  In 
this case, the applicant had elected to move forward with a single-family residential project rather 
than the commercial project that was previously contemplated.  The proposed Rezoning application 
would allow for single-family homes on lots of 10,000 square feet or greater and lots of a half-acre 
or greater.  He noted that the proposed use of the property was encouraged by the General Plan.   
 
As far as the Rezoning consideration, it was noted that Chapter 17.18.090 of the City Code provided 
standards of review for the City.  All of those requirements were met and were listed in the Staff 
Report.  Mr. McNulty discussed the State Code Considerations.  Utah Code, Section 10-9a-205 
included requirements for a Rezoning of property or zoning map amendment.  To consider a 
Rezoning, the City needed to hold a public hearing, post the property, and send out notices.  It was 
determined that all State Code requirements had been met.  The City Staff recommendation was that 
the Planning Commission review the submitted Rezoning and Historic District Overlay adjustment 
to the City Zoning Map to determine if the application was complete.  If the application was 
determined to be complete, City Staff recommended that the Planning Commission forward a 
recommendation to the City Council for their review and consideration of the application.  He noted 
that there were two Conditions of Approval listed in the Staff Report as well as findings.  
 
Commissioner Whitehead wanted to know whether the adjustment to the Historic District Overlay 
meant the applicant would not need to go through the Heritage Commission for the other lots.  This 
was confirmed.  Mr. McNulty also noted that Parcel 2 would front onto Bonelli Trail Road.  He 
reviewed the zoning map with the Commission and pointed out the surrounding zones.  Chair Blake 
asked about the zoning map on the Santa Clara website.  Mr. McNulty reported that the map on the 
website was recently updated.  What was posted was accurate to the current conditions.  
 
The applicant, Neil Walter was not present, but Michelle Walter was present to address the Planning 
Commission.  While there was support for an office building in the area, she did not believe there 
would be consensus on the design of the building.  The current zoning was already residential and 
many of the Santa Clara residents had expressed support for residential development.  As a result, the 
decision had been made to shift from an office building use to a residential use.  The way that the 
zoning was currently, there was R-1-10 on Gates Lane, and the rest was RA.  The intention was to 
move the R-1-10 to the two lots that would front Santa Clara Drive.  Those two lots would be subject 
to the Historic District guidelines and would go through the Heritage Commission.   
 
Chair Blake opened the public hearing. 
 
Justin Caplin gave his address as 1454 Boys Pond Circle.  He was supportive of what was proposed 
and appreciated the change that had been made.  He did not mind the idea of an office building but 
did not like the look of the proposed building.  He appreciated that a change had been made. 
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Denise Webster gave her address as 1485 Chapel Street.  She wanted to thank the City Council for 
the moratorium that was placed on the Historic District to ensure that there were clear design 
guidelines.  She also wanted to thank the Planning Commission for listening to the residents' 
comments.  Ms. Webster was at the Planning Commission Meeting to express her support for Mr. 
Walter.  A lot of the time, people only came to meetings when there was opposition, so she felt it was 
important to share support.  She was grateful for the preservation of the residential use.   
 
There were no further comments.  The public hearing was closed.  

 
iii. Consider a Proposed Code Amendment to the Santa Clara City Zoning 

Ordinance, Section 17.92, Water Efficient Landscaping and Conservation 
Standards.  This includes Updates as Recommended by the Washington 
County Water Conservancy District, WCWCD, to Allow City Residents 
to Participate in the Water Efficient Landscape (Lawn Replacement) 
Rebate Program. 

 
Mr. McNulty presented the Staff Report and stated that Conservation Manager, Doug Bennett, from 
the Washington County Water Conservancy District (“WCWCD”) was present.  Mr. Bennett had a 
few edits to the proposed draft of Chapter 17.92 – Water Efficient Landscaping and Conservation 
Standards.  Mr. McNulty noted that the language had been discussed in a Work Meeting with the City 
Council on October 18, 2023.  There was also a Work Session with the Planning Commission on 
September 28, 2023.  Both the City Council and Planning Commission were in favor of proceeding 
with the amendments.  He explained that this was a clean-up of the existing language.  Ordinance 
2022-05 was adopted on February 23, 2022.  Santa Clara was one of the first communities in 
Washington County to adopt the recommended standards put in place by WCWCD.  However, on 
August 7, 2023, the WCWCD Board adopted a new resolution requiring communities to accept some 
updated standards to allow for participation in the Water Efficient Landscape Rebate Program.  
WCWCD now requested that the ordinance be updated.   
 
Mr. McNulty shared a copy of Chapter 17.92 – Water Efficient Landscaping and Conservation 
Standards language with the proposed amendments.  He noted that this had been reviewed on 
September 28, 2023.  Utah State Code, Section 10-9a-205, included requirements for Land Use 
Ordinance amendments.  To amend an ordinance, the Planning Commission needed to hold a public 
hearing.  There was also a 10-day noticing required.  All State Code requirements had been met.  City 
Staff recommended that the Planning Commission hold a public hearing and forward a 
recommendation of approval for the code amendment of Chapter 17.92 to the City Council.  If a 
recommendation of approval was forwarded, the item would be considered in December 2023. 
 
Mr. Bennett introduced himself to the Commission.  He commended the City for all the work that 
had been done.  The State of Utah had gotten very involved in water conservation and had made 
hundreds of millions of dollars available for water development and tens of millions of dollars 
available for water conservation.  There was a requirement that all of the main districts in the State of 
Utah establish common standards for the communities that they served.  Those standards had been 
created and there had been a number of vetting meetings with all seven of the jurisdictions that 
WCWCD served.  Most of what was intended to be in the standards was already in the Santa Clara 
ordinance.  Mr. Bennett explained that there were a few items that needed to be corrected.   
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The proposed corrections were shared.  Mr. Bennett referenced the Park Strip definition and explained 
that there was a minor correction that needed to be made.  In 17.92.040 - 7B1, it stated that "Lawn is 
not permitted outside of an active recreation area."  That only applied to non-residential properties, 
which meant that the sentence could be removed.  He referred to 17.02.030 – B – Landscape 
Standards.  Santa Clara already has an exemption where landscaping was being irrigated solely with 
private non-municipal water sources, so none of the standards listed would apply to that.  WCWCD 
had been notified by the State of Utah that they would not give money for landscape conversions in 
Santa Clara because of that exemption.  When WCWCD was notified of this, Santa Clara had been 
told that WCWCD would continue to fund those until the issue could be resolved.  The State of Utah 
saw it as a land use regulation and not a water use regulation.  Regardless of the source of water, the 
State wanted to see that all of the landscape was developed to the same standard.  He had asked the 
State of Utah Department of Natural Resources for more interpretative capabilities in order to better 
work with the seven different municipalities.   
 
Mr. McNulty noted that there had been discussions with Public Works Director, Dustin Mouritsen, 
Mayor Rick Rosenberg, and Mr. Ence.  All were aware of the issue with the State, and it was 
something that would be decided on during the next meeting with the City Council.  Mr. Bennett 
reported that both Santa Clara and Ivins had been called out by the State.  Ivins had a minor issue that 
was corrected.  WCWCD continued to fund the program while the next iteration of the ordinance was 
handled.  All of the districts in the State of Utah wanted to have more discretion to work with cities 
and determine what was reasonable.  Discussions were still taking place about that.  Mr. McNulty 
requested that Mr. Bennett attend the City Council Meeting in December 2023.   
 
Chair Blake opened the public hearing.  There were no comments.  The hearing was closed. 
 
4. General Business. 
 

A. Recommendation to the City Council. 
 

i. Recommendation to the City Council for a Proposed Rezoning and 
Project Plan for Property at the Intersection of Pioneer Parkway and 
Future Extension of Red Mountain Drive (Lots 1, 2, and 3 of the Silverado 
Santa Clara Subdivision), and Directly East of the Harmon’s Shopping 
Center.  The Applicant, Julian Stemmer, is Proposing to Rezone the 
Property from the Planned Development Residential, PDR Zone to the 
Planned Development Commercial, PDC Zone to Allow for a Mixed-Use 
Project including Both Commercial and Residential Uses.  The Subject 
Properties are 14.27 acres.  

 
Chair Blake asked for further discussion from Commissioners about the proposed Rezoning and 
Project Plan.  Commissioner Whitehead was thankful for the residents who shared comments during 
the public hearing portion of the meeting.  It had been good to hear a comment that expressed support 
for the development because it was rare that those in support of an application attended a Planning 
Commission Meeting.  Commissioner Whitehead acknowledged that some residents wanted the 
property to be residential only, but it was important to remember that this was the last opportunity for 
commercial in Santa Clara based on the current zoning.  It was necessary to have a tax base and this 
property could provide tax revenue for the City.  He liked the proposal. 
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Commissioner Harris echoed the comments shared by Commissioner Whitehead.  She appreciated 
everyone who had attended the meeting to express their opinions.  It was clear that the developer had 
listened to the input expressed by residents and the City Council.  She thought a good project had 
been designed and there had been a certain level of compromise.  Commissioner Walton thanked 
residents for reaching out and sharing their comments.  She was concerned about the limited 
commercial space available in the City and liked the commercial aspects of the proposal.  That being 
said, she was concerned about the amount of density that was proposed for the project.   
 
Chair Blake asked about a cross-access easement.  He wondered whether there was something like 
that in place with Harmon’s Shopping Center for the other entrance.  Mr. McNulty explained that it 
was something that had been discussed.  There was a desire to have a cross-access agreement in place.  
That was something that would be discussed more thoroughly during the Site Plan review phase.  Mr. 
McNulty added that it would be addressed within a Development Agreement.   
 
Chair Blake was not a fan of the look of the retail buildings.  As for the apartments, he knew there 
was a need for one- and two-bedroom units and there were not enough available for those who were 
interested.  In some areas, accessory dwelling units (“ADU”) were becoming more prevalent to meet 
that need.  Chair Blake reiterated that one of his main concerns with what had been proposed related 
to the appearance of the retail buildings.  He was not comfortable with the design. 
 
Commissioner Whitehead moved to forward a recommendation of APPROVAL to the City 
Council for a Proposed Rezoning and Project Plan for Property at the Intersection of Pioneer 
Parkway and Future Extension of Red Mountain Drive (Lots 1, 2, and 3 of the Silverado Santa 
Clara Subdivision) and Directly East of the Harmon’s Shopping Center, rezoning from the 
Planned Development Residential (“PDR”) Zone to the Planned Development Commercial 
(“PDC”) Zone, subject to the following: 
 
Conditions: 
 

1. That the applicant be required to go through the Subdivision Plat and Site Plan 
Review process for each project phase.  
 

2. That a total of one hundred twenty-four (124) units on 11.66 acres be allowed as 
per the Project Plan.  This equates to a density of 10.63 units/acre. 

 
3. That a Project Phasing Plan be required for the overall project.  That project 

amenities be provided and put in place as per The Project Plan and Phasing Plan.  
That this plan be reviewed for compliance with each project phase. 

 
4. That the building design/materials/height/setbacks comply with the Project Plan 

as presented by the applicant.  That substantial changes to these items require an 
amendment to the Project Plan. 

 
5. That at least 30% of the overall project area be in common open space.  The 

Project Plan includes approximately 40% (4.65 acres) of open space for the 
residential area (Phases 1 and 2) with approximately 32% (0.82 acres) of open 
space for the commercial area (Phase 3). 
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6. That along the eastern edge of the project (Phase 1) and Red Mountain Drive, a 
15’ maintenance/trail easement be provided to allow for a future connection to 
the IHC property and Pioneer Parkway. 

 
7. That the applicant be required to comply with City Ordinance #2022-05, Water 

Efficient Landscaping and Conservation Standards.  Also, secondary water 
connections are required for outdoor water use. 

 
8. That a 50’ public road cross-section, as per the Project Plan, be required for 

Phase 1 from Rachel Drive to Red Mountain Drive.  That a 66’ public road cross-
section, as per the Project Plan, be required for Red Mountain Drive, which 
connects to Pioneer Parkway to gain access to the site. 

 
9. That a 26’ private driveway be allowed within the interior of the project (Phase 

2 and Phase 3). 
 
10. That 384 parking spaces be provided.  This includes 192 parking spaces (1 

covered, 1 uncovered) for the apartment project (Phase 2), with 56 parking spaces 
being required for the Townhome/Toy Garage Units (Phase 1).  That 84 parking 
spaces be provided for the commercial area (Phase 3) of the project as per the 
Project Plan.  Additionally, 34 parking spaces be provided for Phases 1, 2, and 3 
for shared use as needed. 

 
11. That an updated Geotech Report for each project phase be required prior to site 

construction. 
 
12. That the Traffic Impact Study (“TIS”) for the project be implemented. 
 
13. That a Development Agreement for the overall project be approved by the City 

Council. 
 
14. That the proposed property Rezoning complies with Chapter 17.18.090 items, 

except Item C below: 
 

a. The proposed use is suitable in view of the zoning and development of 
adjacent and nearby property; 

 
b. The proposed use will not adversely affect the existing use or suitability of 

adjacent or nearby property; 
 

c. There are no substantial reasons why the property cannot or should not 
be used as currently zoned; 

 
i. The applicant intends to do a PDC mixed-use project as per the 

MUR (Lots 1 and 2) and MSC (Lot 3) land use designations of the 
General Plan. 
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d. The proposed use will not cause an excessive or burdensome use of public 
facilities or services, including, but not limited to streets, schools, water or 
sewer utilities, and police or fire protection; 

 
e. The proposed use is compatible with the purpose and intent of the General 

Plan; 
 

f. The proposed use is consistent with the purpose and intent of the proposed 
zoning district; 
 

g. The proposed use is not supported by new or changing conditions 
anticipated by the General Plan; 

 
h. The proposed use does reflect a reasonable balance between the 

promotion of the public health, safety, morality, or general welfare and 
the right to the unrestricted use of property.  

 
Findings: 
 

1. That the Rezoning is compliant with the Santa Clara City General Plan, Section 
3.4.2, Mixed-Use Land Uses (Mixed-Use Residential, MUR, and Main Street 
Commercial, MSC). 

 
2. That the MUR Land Use Designation allows for mostly residential uses, including 

townhomes, multi-unit buildings, and small lot single-family. 
 
3. The MSC Land Use Designation allows for commercial uses on the ground floor, 

including stores, restaurants, and offices. 
 
4. That the Harmon’s Shopping Center directly west of the subject property is 

located within the Planned Development Commercial, PDC, Zone.  
 
Commissioner Harris seconded the motion.  Vote on Motion: Commissioner Whitehead-Aye; 
Commissioner Blake-Nay; Commissioner Harris-Aye; Commissioner Walton-Nay.  The motion 
failed with a 2-to-2 tie vote.   
 
Mr. McNulty explained that there was a recent example where an application moved to the City 
Council with no recommendation.  A tie vote from the Planning Commission meant there would be 
no recommendation made to the City Council.  Even though there was no recommendation made, the 
City Council would still make a determination next month.  Chair Blake wondered whether a 
substitute motion was possible.  Mr. McNulty confirmed that a substitute motion could be made that 
there was agreement on.  Chair Blake reiterated his concerns about the look of the retail buildings.  
Mr. McNulty explained that after the rezone, it would come back for a thorough Site Plan review for 
the commercial.  The residential components would require subdivision reviews as well.  Those types 
of details would be finalized later on in the process.  The Project Plan was subject to change and there 
were opportunities to discuss matters further in the future.  With this new information, Commissioner 
Whitehead offered to make a motion.  
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Commissioner Whitehead moved to forward a recommendation of APPROVAL to the City 
Council for a Proposed Rezoning and Project Plan for Property at the Intersection of Pioneer 
Parkway and Future Extension of Red Mountain Drive (Lots 1, 2, and 3 of the Silverado Santa 
Clara Subdivision) and Directly East of the Harmon’s Shopping Center, rezoning from the 
Planned Development Residential (“PDR”) Zone to the Planned Development Commercial 
(“PDC”) Zone, subject to the following: 
 
Conditions: 
 

1. That the applicant be required to go through the Subdivision Plat and Site Plan 
Review process for each project phase.  

 
2. That a total of one hundred twenty-four (124) units on 11.66 acres be allowed as 

per the Project Plan.  This equates to a density of 10.63 units/acre. 
 
3. That a Project Phasing Plan be required for the overall project.  That project 

amenities be provided and put in place as per The Project Plan and Phasing Plan.  
That this plan be reviewed for compliance with each project phase. 

 
4. That the building design/materials/height/setbacks comply with the Project Plan 

as presented by the applicant.  That substantial changes to these items require an 
amendment to the Project Plan. 

 
5. That at least 30% of the overall project area be in common open space.  The 

Project Plan includes approximately 40% (4.65 acres) of open space for the 
residential area (Phases 1 and 2) with approximately 32% (0.82 acres) of open 
space for the commercial area (Phase 3). 

 
6. That along the eastern edge of the project (Phase 1) and Red Mountain Drive, a 

15’ maintenance/trail easement be provided to allow for a future connection to 
the IHC property and Pioneer Parkway. 

 
7. That the applicant be required to comply with City Ordinance #2022-05, Water 

Efficient Landscaping and Conservation Standards.  Also, secondary water 
connections are required for outdoor water use. 

 
8. That a 50’ public road cross-section, as per the Project Plan, be required for 

Phase 1 from Rachel Drive to Red Mountain Drive.  That a 66’ public road cross-
section, as per the Project Plan, be required for Red Mountain Drive, which 
connects to Pioneer Parkway to gain access to the site. 

 
9. That a 26’ private driveway be allowed within the interior of the project (Phase 

2 and Phase 3). 
 
10. That 384 parking spaces be provided.  This includes 192 parking spaces (1 

covered, 1 uncovered) for the apartment project (Phase 2), with 56 parking spaces 
being required for the Townhome/Toy Garage Units (Phase 1).  That 84 parking 
spaces be provided for the commercial area (Phase 3) of the project as per the 
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Project Plan.  Additionally, 34 parking spaces be provided for Phases 1, 2, and 3 
for shared use as needed. 

 
11. That an updated Geotech Report for each project phase be required prior to site 

construction. 
 
12. That the Traffic Impact Study (“TIS”) for the project be implemented. 
 
13. That a Development Agreement for the overall project be approved by the City 

Council. 
 
14. That the proposed property Rezoning complies with Chapter 17.18.090 items, 

except Item C below: 
 

a. The proposed use is suitable in view of the zoning and development of 
adjacent and nearby properties; 

 
b. The proposed use will not adversely affect the existing use or suitability of 

adjacent or nearby property; 
 

c. There are no substantial reasons why the property cannot or should not 
be used as currently zoned; 

 
i. The applicant intends to do a PDC mixed-use project as per the 

MUR (Lots 1 and 2) and MSC (Lot 3) land use designations of the 
General Plan. 

 
d. The proposed use will not cause an excessive or burdensome use of public 

facilities or services, including, but not limited to streets, schools, water or 
sewer utilities, and police or fire protection; 

 
e. The proposed use is compatible with the purpose and intent of the General 

Plan; 
 

f. The proposed use is consistent with the purpose and intent of the proposed 
zoning district; 

 
g. The proposed use is not supported by new or changing conditions 

anticipated by the General Plan; 
 

h. The proposed use does reflect a reasonable balance between the 
promotion of the public health, safety, morality, or general welfare and 
the right to the unrestricted use of property.  
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Findings: 
 

1. That the Rezoning is compliant with the Santa Clara City General Plan, Section 
3.4.2, Mixed-Use Land Uses (Mixed-Use Residential, MUR, and Main Street 
Commercial, MSC). 

 
2. MUR Land Use Designation allows for mostly residential uses, including 

townhomes, multi-unit buildings, and small lot single-family. 
 
3. The MSC Land Use Designation allows for commercial uses on the ground floor, 

including stores, restaurants, and offices. 
 
4. That the Harmon’s Shopping Center directly west of the subject property is 

located within the Planned Development Commercial, PDC, Zone.  
 
Commissioner Harris seconded the motion.  Vote on Motion: Commissioner Whitehead-Aye; 
Commissioner Blake-Aye; Commissioner Harris-Aye; Commissioner Walton-Nay.  The motion 
passed 3-to-1.   
 

ii. Recommendation to the City Council for a Proposed Rezoning and 
Historic District Overlay Map Adjustment for Property Located at the 
Southeast Corner of Santa Clara Drive and Gates Lane (Parcel #SC-6-2-
16-435, described as 2.97 acres).  Granite Peaks Investment, LLC is 
Proposing a Rezoning of the Subject Property to Allow for the R-1-10 
Single Family/Historic District Zone on a Portion of the Property (0.52 
acres) with Frontage on Santa Clara Drive, with the Remaining Property 
(2.45 acres) with Frontage Along the Future Extension of Bonelli Trail to 
be within the RA Single-Family Zone.  Additionally, the Applicant has 
Requested that the Historic District Overlay be Adjusted on the City 
Zoning Map to Follow the Described Zoning Boundary.  

 
Chair Blake asked for further discussion from Commissioners about the proposed Rezoning and 
Historic District Overlay Map Adjustment.  Commissioner Whitehead believed what was proposed 
made the most sense for all involved.  It would work for the landowner and neighbors.   
 
Commissioner Walton moved to forward a recommendation of APPROVAL to the City Council 
for a Proposed Rezoning and Historic District Overlay Map Adjustment for Property Located 
at the Southeast Corner of Santa Clara Drive and Gates Lane (Parcel #SC-6-2-16-435, 
described as 2.97 acres) subject to the following: 
 
Conditions: 
 

1. That the proposed property Rezoning complies with Chapter 17.18.090 items: 
 

a. The proposed use is suitable in view of the zoning and development of 
adjacent and nearby properties; 
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b. The proposed use will not adversely affect the existing use or suitability of 
adjacent or nearby property; 

 
c. There are substantial reasons why the property cannot or should not be 

used as currently zoned; 
 

d. The proposed use will not cause an excessive or burdensome use of public 
facilities or services, including, but not limited to streets, schools, water or 
sewer utilities, and police or fire protection; 

 
e. The proposed use is compatible with the purpose and intent of the General 

Plan; 
 

f. The proposed use is consistent with the purpose and intent of the proposed 
zoning district; 

 
g. The proposed use is not supported by new or changing conditions 

anticipated by the General Plan; 
 

h. The proposed use does reflect a reasonable balance between the 
promotion of the public health, safety, morality, or general welfare and 
the right to the unrestricted use of property.  

 
2. That the proposed Historic District Overlay adjustment to the City Zoning Map 

be allowed as the application includes property with frontage along Santa Clara 
Drive that will remain in the Historic District.  

 
Findings: 
 

1. That the Rezoning is compliant with the Santa Clara General Plan, Section 3.4.1, 
Residential Land Uses (Very Low-Density Residential, VLD). 

 
2. That the Rezoning is compliant with the Santa Clara General Plan, Section 3.4.2, 

Mixed-Use Land Uses (Mixed-Use Residential, MUR). 
 
3. That the R-1-10 Single-Family/Historic District Zone allows for homes on lots of 

10,000 square feet or larger. 
 
4. That the RA Single-Family Zone allows for homes on lots of ½ acre or larger. 
 
5. That the properties in the immediate vicinity of the proposed R-1-10 Single-

Family/Historic District Zone with frontage along Santa Clara Drive are 
generally located within the Historic District. 

 
6. That the properties in the immediate vicinity of the proposed RA Single-Family 

Zone are generally located within the RA Zone.  
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Commissioner Harris seconded the motion.  Vote on Motion: Commissioner Whitehead-Aye; 
Commissioner Blake-Aye; Commissioner Harris-Aye; Commissioner Walton-Aye.  The motion 
passed unanimously.    
 

iii. Recommendation to the City Council for a Proposed Code Amendment to 
the Santa Clara City Zoning Ordinance, Section 17.92, Water Efficient 
Landscaping and Conservation Standards.  This includes Updates as 
Recommended by the Washington County Water Conservancy District, 
WCWCD, to Allow City Residents to Participate in the Water Efficient 
Landscape (Lawn Replacement) Rebate Program.  

 
Chair Blake asked for further discussion from Commissioners about the proposed Code Amendment.  
He noted that this was something that had been discussed previously.  He thought it made sense to 
forward a recommendation to the City Council with the suggestions mentioned.   
 
Commissioner Harris moved to forward a recommendation of APPROVAL to the City Council 
for a Proposed Code Amendment to the Santa Clara City Zoning Ordinance, Section 17.92 – 
Water Efficient Landscaping and Conservation Standards, as corrected.  Commissioner 
Whitehead seconded the motion.  Vote on Motion: Commissioner Whitehead-Aye; 
Commissioner Blake-Aye; Commissioner Harris-Aye; Commissioner Walton-Aye.  The motion 
passed unanimously.    
 

iv. Subdivision Plat Amendment and Phasing Plan Update for Coyote 
Landing at Deserts Edge.  The Subject Property is East of 400 East and 
North of North Town Road.  Robert Smith, applicant.  

 
Mr. McNulty presented the Staff Report and stated that the application was for a Subdivision Plat 
Amendment and Phasing Plan Update for Coyote Landing at Deserts Edge.  The applicant was Robert 
Smith.  Mr. McNulty reported that a Plat Amendment was requested for Phase 1 as well as an updated 
Phasing/Amenity Plan for Phases 1, 3, and 4.  The recorded Subdivision Plat for Phase 1 included a 
total of 24 townhome units within five buildings.  The applicant was proposing to amend the plat to 
include the front porch within the designated building envelope of each unit.  That was previously 
not shown accurately.  The amended drawing was shared.  He explained that the drawing now 
depicted the front porch area within the building envelope. 
 
The original Phasing Plan was shared.  It showed all of the amenities that were within Phase 1.  The 
proposed update to the plan was shared.  Phase 1 would include the clubhouse, main pool, spa, and 
pickleball courts.  Phase 3 would include the water play area.  Depending on economic conditions, 
the Phase 4 slide area may change to artificial turf and a pool deck expansion area with shade 
structures and various games.  There had been discussions at a City Staff level and there were 
concerns about the open-ended proposal for the Phase 4 amenity area.  City Staff recommended that 
the applicant be required to come back to the Planning Commission and City Council for approval of 
the Phase 4 amenity area when the applicant has more information. 
 
The necessary noticing had been done.  All of the City reviewing departments had reviewed the 
application and supported the project moving forward with the proposed changes.  Mr. McNulty 
reported that Utah Code, Section 10-9a-608, included requirements for Subdivision Amendments.  
All of the State requirements had been met in terms of noticing and holding a public meeting.  City 
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Staff recommended that the Planning Commission consider recommending approval of the Plat 
Amendment (Phase 1) and Updated Phasing/Amenity Plan (Phases 1, 3, and 4) for Coyote Landing 
at Deserts Edge to the City Council, subject to the conditions listed in the Staff Report.  Chair Blake 
wondered whether the Planning Commission would approve the application.  Mr. McNulty clarified 
that the Planning Commission would recommend approval to the City Council.   
 
The applicant, Robert Smith, introduced himself to the Commission.  He noted that the Plat 
Amendment was a fairly straightforward correction.  As for the Phasing Plan update, there was no 
intention to take away anything that had already been proposed.  He pointed out that the pool had 
actually been added to the project.  The proposed tennis courts had been removed in favor of the 
pickleball courts.  Information about the water play area was shared with the Commission.  As for 
Phase 4, it was noted that there was support to come back for those discussions in the future.  
 
Commissioner Whitehead moved to forward a recommendation of APPROVAL to the City 
Council for a Subdivision Plat Amendment and Phasing Plan Update for Coyote Landing at 
Deserts Edge subject to the following conditions: 
 

1. That the applicant be required to comply with the recommendations from all City 
reviewing departments. 

 
2. That the applicant be required to record the Plat Amendment for Phase 1 and 

provide City Staff with an electronic copy. 
 
3. That the applicant be required to submit a Geotechnical Report for all buildings 

in the project prior to Building Permit issuance. 
 
4. That the Updated Phasing/Amenity Plan for Deserts Edge be followed by the 

applicant and include the following amenities: 
 

a. Phase 1 will include the clubhouse, main pool, spa, and pickleball courts 
to be completed by the end of Phase 1 vertical construction. 

 
b. Phase 3 will include the water play area to be completed by the end of 

Phase 3 vertical construction. 
 

c. Phase 4 will include a waterslide area by the end of Phase 4 vertical 
construction.  If the Phase 4 amenities need to change based on future 
economic conditions, the applicant will be required to come back to the 
Planning Commission and City Council for approval when the applicant 
has more information to share with the City.  

 
Commissioner Harris seconded the motion.  Vote on Motion: Commissioner Whitehead-Aye; 
Commissioner Blake-Aye; Commissioner Harris-Aye; Commissioner Walton-Aye.  The motion 
passed unanimously.    
 



 

Santa Clara City Planning Commission Meeting – 11/09/23 22 

B. Planning Commission Approval. 
 

i. Alfredo’s A Wall Sign Located at 3687 Pioneer Parkway, Suite #4.  Kelly 
Harward with YESCO Signs, Applicant. 

 
Mr. McNulty presented the Staff Report and stated that the application was for a wall sign for the 
property located at 3687 Pioneer Parkway.  The applicant was Kelly Harward with YESCO Signs.  
Mr. McNulty reported that the application was for the last retail tenant in the Giovengo Building #2.  
At the last Planning Commission Meeting, three wall signs were approved for the building.  This was 
the last tenant, and one wall sign was proposed.  The Santa Clara City Sign Ordinance, Chapter 17.44, 
stated that wall signs were allowed in the Planned Development Commercial (“PDC”) Zone, subject 
to Planning Commission approval.  Section 17.44.090(C) of City Code indicated that wall signs may 
not exceed 10% of the total square footage of the wall on which the sign was placed.  The applicant 
provided calculations that indicated 10% would allow for a wall sign of up to 72 square feet on the 
east building elevation.  The proposed wall sign included internally illuminated letters with a human 
figure flush mounted to the building.  The east building elevation wall sign was proposed to be 71 
square feet.  It met the standards for wall signs as per Chapter 17.44. 
 
Planning Staff recommended that the Planning Commission approve the proposed wall sign for 
Alfredo’s A Restaurant, located at 3687 Pioneer Parkway, Giovengo Building #2, subject to the 
conditions listed in the Staff Report.  It was noted that this was a Planning Commission decision.  
Discussions were had about the placement of the sign as well as other signs in the development.   
 
Commissioner Harris moved to APPROVE the Wall Sign for Alfredo’s A Restaurant, located 
at 3687 Pioneer Parkway, Giovengo Building #2, subject to the following conditions: 
 

1. That the east building elevation wall sign (facing the parking lot) be allowed at 
71 square feet with internally illuminated letters (white LED illumination) flush 
mounted to the building. 

 
2. That a Building Permit be applied for and obtained prior to placement of the wall 

sign on the building.  
 
Commissioner Walton seconded the motion.  Vote on Motion: Commissioner Whitehead-Aye; 
Commissioner Blake-Aye; Commissioner Harris-Aye; Commissioner Walton-Aye.  The motion 
passed unanimously.    
 
5. Discussion Items. 
 

A. None. 
 
Mr. McNulty reported that the next Planning Commission Meeting will take place on December 14, 
2023.  There will only be one Planning Commission Meeting in December.   
 
Mr. McNulty informed the Commissioners that the City Council passed a Temporary Land Use 
Ordinance, which was a moratorium for the Historic District that would last for 180 days.  That gave 
the City six months to create a set of standards or guidelines.  The Mayor had organized a committee 
to handle that work, which included Commissioner Harris from the Planning Commission as well as 
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Mandi Gubler and Mimi McKenna from the Heritage Commission.  The Mayor had asked Ms. 
McKenna to Chair the committee.  There were five residents included on the committee as well, and 
the City had reached out to a local architect.  Members of City Staff would also participate.  He noted 
that there would be a kickoff meeting at the start of December.   
 
Discussions were had about whether residents could listen to the committee meetings.  Mr. McNulty 
confirmed that residents could listen to the meetings, but he did not believe that comments would be 
taken.  Later on, in the process when there was a document to review, it would move through the 
Planning Commission and the City Council.  The Mayor had stated that the intention was primarily 
to create commercial design standards.  Mr. McNulty clarified that commercial would be the 
emphasis, but some revisions might be made to the residential language.  He stressed the importance 
of moving forward and everyone working together on the language.   
 
6. Approval of Minutes.  

 
A. Request Approval of the Regular Meeting Minutes – October 26, 2023. 

 
Commissioner Harris moved to APPROVE the Meeting Minutes of the October 26, 2023, Santa 
Clara Planning Commission Meeting.  Commissioner Walton seconded the motion.  The motion 
passed with the unanimous consent of the Commission. 
 
7. Adjournment 
 
Commissioner Blake moved to ADJOURN.  Commissioner Whitehead seconded the motion.  
The motion passed with the unanimous consent of the Commission. 
 
The Planning Commission Meeting adjourned at 8:02 p.m. 
 
 
 
__________________________________ 
Jim McNulty 
Planning Manager 
 
Approved:        



 
 
                                          

Exhibit “A” 
 

Parcel 1: 
 
Beginning at a point on the Easterly line of Gates Lane, said point being South 89°35'38" East 
226.47 feet along the section line and North 334.83 feet from the West Quarter Corner of Section 
16, Township 42 South, Range 16 West, Salt Lake Base & Meridian, and running;  
 
  thence Northerly along said Easterly line Gates Lane the following (2) courses; 
  thence North 02°44'35" East 57.76 feet; 
  thence Northeasterly 46.73 feet along an arc of a 30.00 foot radius curve to the right (center 
bears South 87°15'25" East, long chord bears North 47°22'02" East 42.15 feet with a central angle 
of 89°14'55") to the Southerly line of Santa Clara Drive; 
  thence South 88°00'30" East 228.50 feet along said Southerly line Santa Clara Drive; 
  thence South 03°11'55" West 90.70 feet; 
  thence North 87°16'07" West 257.36 feet to the Point of Beginning. 
 
Containing 22,758 square feet or 0.52 acres. 
 
Parcel 2: 
 
Beginning at a point on the Easterly line of Gates Lane, said point being South 89°35'38" East 
226.47 feet along the section line and North 334.83 feet from the West Quarter Corner of Section 
16, Township 42 South, Range 16 West, Salt Lake Base & Meridian, and running;  
 
  thence South 87°16'07" East 257.36 feet; 
  thence South 65°19'05" East 102.41 feet; 
  thence South 00°13'13" West 78.28 feet; 
  thence South 00°19'26" West 187.83 feet; 
  thence South 44°16'08" West 140.56 feet; 
  thence North 45°21'31" West 72.18 feet; 
  thence North 44°17'29" West 280.02 feet; 
  thence Northwesterly 23.51 feet along an arc of a 190.42 foot radius curve to the left (center 
bears South 46°41'15" West, long chord bears North 46°50'58" West 23.49 feet with a central 
angle of 07°04'25"); 
  thence North 02°42'30" East 30.61 feet to said Easterly line Gates Lane; 
  thence Northerly along said Easterly line Gates Lane the following (2) courses; 
  thence Northerly 57.54 feet along an arc of a 275.00 foot radius non-tangent curve to the left 
(center bears North 75°16'10" West, long chord bears North 08°44'13" East 57.43 feet with a 
central angle of 11°59'15"); 
  thence North 02°44'35" East 67.30 feet to the Point of Beginning. 
 
Containing 106,910 square feet or 2.45 acres. 
 
 
 
 
 



 
 
  
                                                          October 16, 2023 
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Meeting Date: 13/Dec/23 Agenda Item: 8 

 
 

Applicant: Robert Smith          Requested by: Jim McNulty 
 

Subject: Subdivision Plat Amendment & Phasing Plan Update 
 
 

Description: 

Robert Smith is requesting a Plat Amendment for Coyote Landing at Deserts Edge, Phase 1.  
Additionally, an updated Phasing/Amenity Plan for phases 1, 3, and 4 has been requested.  
Supporting project material has been included for your review. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Recommendation: Approval 

Cost: N/A 

Legal Approval: N/A 

Finance Approval: N/A 

Budget Approval: N/A 
 

          Attachments: N/A
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Phone (435) 673-6712 Fax (435) 628-7338 
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Subdivision Plat Amendment & Phasing Plan Update  
Summary and Recommendation 

 

Public Body: Santa Clara City Council  
Meeting Date: December 13, 2023 
Current Zone: Planned Development Residential, PDR 
General Plan Designation: Medium Density Residential, MDR 
Property Address: East of 400 East & North of North Town Road 
Request: Plat Amendment & Updated Phasing Plan for Coyote Landing at Deserts Edge 
Applicant Name: Robert Smith 
Staff Planner: Jim McNulty 
Planning Staff Recommendation: Approval with conditions 
Meeting Type: Public Meeting 
 

PROJECT DESCRIPTION 

The applicant, Robert Smith, is requesting a Plat Amendment for Coyote Landing at Deserts Edge, Phase 1.  
Additionally, an updated Phasing/Amenity Plan for Phases 1, 3, and 4 has been requested.  The recorded 
subdivision plat for Phase 1 includes a total of twenty-four (24) townhome units within five (5) buildings.  The 
applicant is proposing to amend the plat to include the front porch within the designated building envelope of 
each unit.  The front porch element is part of the primary structure and includes supports with location in the 
ground.  Additionally, the applicant has expanded the limited common area behind the units to include the 
entire area behind each unit, and a correction has been made to the amenity area to identify it as common area 
rather than limited common area. The proposed plat amendment drawing has been attached for your review. 
 
The overall Preliminary Plat approval for the Deserts Edge Project included a total of 240 multi-family units (120 
townhome units and 120 apartment units) to be built in six (6) phases.  A Phasing/Amenity Plan (original plan 
attached) was approved for the project as follows: 
 

• Phase 1 includes 24 townhome units, centrally located amenities, boat and RV parking, and public 
roadway improvements including two required public accesses to 400 East. 

• Phase 2 includes 60 apartments within two buildings, project amenities, required parking, and primary 
access to and from the project from North Town Road. 

• Phase 3 includes 44 townhome units, centrally located open space, detention basin, a private alley, and 
public roadway improvements. 

• Phase 4 includes 32 townhome units, a private alley, and required parking spaces. 
• Phase 5 includes 20 townhome units, two private alleys, and required parking spaces. 
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• Phase 6 includes 60 apartments within two buildings, a detention basin, required parking, and extension 
of the private driveway system in the project. 

 
The applicant is proposing to update the Phasing/Amenity Plan for Coyote Landing at Deserts Edge (attached) 
as follows: 
 

• Phase 1 will include the clubhouse, main pool, spa and pickleball courts to be completed by the end of 
Phase 1 vertical construction. 

• Phase 3 will include the water play area to be completed by the end of Phase 3 vertical construction. 
• Depending on economic conditions, the Phase 4 slide area may change to artificial turf, pool deck 

expansion area with shade structures and various games.  This area will be completed by the end of 
Phase 4 vertical construction. 

 
City staff is concerned with the open-ended proposal for the Phase 4 amenity area.  City staff would 
recommend that the applicant be required to come back to the Planning Commission and City Council for 
approval of the Phase 4 amenity area when the applicant has more information to share with the city.   
 

SITE & VICINITY DESCRIPTION  

The subject property is located east of 400 East and north of North Town Road.  The future extension of 
Hamblin Parkway will run along the eastern boundary of the site.  Both northern and western boundaries of the 
subject property are adjacent to Ivins City. 
 

NEIGHBORHOOD RESPONSE 

The City Council agenda has been posted on the city website as well as City Hall, the Santa Clara Post Office, and 
local library.  No comments have been received by city staff as of the writing of this report.  
 

REVIEWING DEPARTMENTS 

DEPARTMENT: Building 
Recommendations: A geotechnical report will be required for all buildings in the project at the time of building 
permit submittal.  
Required Revisions: None at this time. 
 
DEPARTMENT: Parks & Trails 
Recommendations: N/A 
Required Revisions: N/A 
 
DEPARTMENT: Police & Fire 
Recommendations: N/A 
Required Revisions: N/A 
 
DEPARTMENT: Power 
Recommendations: Public Utility Easements (PUE’s) are required. 
Required Revisions: None at this time. 
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DEPARTMENT: Public Works 
Recommendations: Public Utility Easements (PUE’s) are required.  A final mylar with signature blocks is required. 
Required Revisions: None at this time. 
 

STATE CODE CONSIDERATIONS 

Utah Code, Section 10-9a-608 includes requirements for subdivision amendments.  To amend a subdivision, a 
city must hold at least one public meeting (not public hearing).  Additionally, a public meeting to consider an 
amendment to a subdivision requires 10 days’ notice rather than 24 hours’ notice.  A notice must also be sent to 
all property owners in the subdivision, with a notice in a visible location, with a sign of sufficient size and 
durability.  City staff has determined that all State Code requirements have been met with this application. 
 

CITY STAFF RECOMMENDATION 

On November 9, 2023, the Planning Commission held a public meeting and forwarded a recommendation of 
Approval for this item to the City Council.  City staff recommends that the City Council consider granting 
approval of the Plat Amendment (Phase 1) and Updated Phasing/Amenity Plan (Phases 1, 3, and 4) for Coyote 
Landing at Deserts Edge subject to the following conditions:  
 

1. That the applicant be required to comply with the recommendations from all city reviewing 
departments.     

2. That the applicant be required to record the Plat Amendment for Phase 1 and provide city staff with 
an electronic copy. 

3. That the applicant be required to submit a Geotechnical Report for all buildings in the project prior 
to building permit issuance. 

4. That the Updated Phasing/Amenity Plan for Deserts Edge be followed by the applicant and include 
the following amenities: 

a. Phase 1 will include the clubhouse, main pool, spa and pickleball courts to be completed by 
the end of Phase 1 vertical construction. 

b. Phase 3 will include the water play area to be completed by the end of Phase 3 vertical 
construction. 

c. Phase 4 will include a waterslide area by the end of Phase 4 vertical construction.  If the 
Phase 4 amenities need to change based on future economic conditions, the applicant will 
be required to come back to the Planning Commission and City Council for approval when 
the applicant has more information to share with the city. 

 
 
 

  



10-23-23 

Coyote Landing at Deserts Edge Phase 1 Plat Amendment Narrative 

The amendment to the phase 1 plat is being requested to include the front porch posts to be included in 
the building envelop. The post for the rear patio was already included in the original plat building 
envelop dimensions. With this amendment the covered front porches and rear patios will both be 
located within the building envelop. The driveways and sidewalk from the driveway up to the front 
porch will be limited common area as will the land directly behind each unit.  
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1.  NOT WITHSTANDING THE POSTING OF BOND FOR INSTALLATION OF OFF-SITE IMPROVEMENTS, NO BUILDING PERMIT WILL BE ISSUED FOR ANY LOT IN THIS SUBDIVISION UNTIL ALL UTILITIES ARE FULLY INSTALLED IN THE ENTIRE SUBDIVISION. 2.  UNSTABLE SOIL CONDITIONS MIGHT EXIST ON LOTS IN THIS SUBDIVISION. PURCHASERS OF LOTS HEREIN HAVE THE SOLE RESPONSIBILITY FOR OBTAINING APPROPRIATE ENGINEERING SERVICES AND ADVICE RELATIVE TO THE USABILITY OF THE LOTS. THE CITY OF SANTA CLARA DISCLAIMS ALL RESPONSIBILITY FOR SUCH SOIL CONDITIONS, WATER CONTROL (SURFACE AND/OR SUBSURFACE), AND DRAINAGE CONTROL. 3.  MINIMUM BUILDING SETBACK REQUIREMENTS ARE INCORPORATED INTO THE PAD LAYOUT AS SHOWN. FRONT YARD SETBACKS ARE 20 FEET, SIDE AND REAR YARD SETBACKS ARE 10 FEET. ALL STRUCTURES SHALL BE BUILT ENTIRELY WITHIN THEIR RESPECTIVE PAD. 4.  ALL STREET LANDSCAPING SHALL CONFORM TO SANTA CLARA CITY'S LANDSCAPE ORDINANCE.  5:  THE ASSOCIATION SHALL BE RESPONSIBLE FOR REPAIRING, RESTORING, OR REPLACING LANDSCAPING, OR OTHER PRIVATE IMPROVEMENTS CONTAINED WITHIN THIS SUBDIVISION RESULTING FROM DAMAGE OR DISRUPTION CAUSED BY SANTA CLARA CITY IN INSTALLING, MAINTAINING, REPAIRING, OR REPLACING PUBLIC POWER, WATER, SEWER, AND DRAINAGE IMPROVEMENTS. 6.  IN ADDITION TO ANNUAL, USUAL AND SPECIAL ASSESSMENTS FOR MAINTENANCE OF COMMON NON-PUBLIC IMPROVEMENTS CONTAINED WITHIN THIS SUBDIVISION, THE ASSOCIATION SHALL LEVY SUCH ASSESSMENTS AS MAY BE NECESSARY FROM TIME TO TIME TO REPAIR, RESTORE, OR REPLACE  LANDSCAPING, OR OTHER PRIVATE IMPROVEMENTS CONTAINED WITHIN THIS  RESULTING FROM DAMAGE OR DISRUPTION CAUSED BY SANTA CLARA CITY IN INSTALLING, MAINTAINING, REPAIRING, OR REPLACING POWER, WATER, SEWER AND DRAINAGE IMPROVEMENTS. 7.  BY RECORDING THIS SUBDIVISION PLAT, EASEMENTS ARE HEREBY GRANTED TO THE COMMON USE OF THE PROPERTY OWNERS, BUT NOT TO THE USE OF THE GENERAL PUBLIC (UNLESS NOTED) WITHIN ALL COMMON AND LIMITED COMMON AREAS WITHIN THIS SUBDIVISION FOR INSTALLATION, ACCESS, MAINTENANCE, AND REPAIR OF ALL UTILITIES INCLUDING NATURAL GAS, CABLE TV, TELEPHONE, WATER AND POWER, AND FOR SEWER AND DRAINAGE IMPROVEMENTS. 8.  ALL COMMON AREAS AND PRIVATE DRIVEWAYS SHOWN ON THIS PLAT ARE SUBJECT TO A PUBLIC UTILITIES AND DRAINAGE EASEMENT FOR INSTALLATION AND MAINTENANCE OF IMPROVEMENTS AND SUCH EASEMENTS SHALL BE SUBJECT TO THE RIGHT OF SANTA CLARA CITY TO REQUIRE THE HOMEOWNER'S ASSOCIATION TO ASSESS ITS MEMBERS TO REPAIR DRIVEWAYS, LANDSCAPING, ETC. WHERE NEEDED TO REPAIR OR REPLACE THE PUBLIC UTILITIES. 9.  10' PUBLIC UTILITY AND DRAINAGE EASEMENTS ARE HEREBY CREATED ALONG ALL STREET FRONTAGES BY RECORDING OF THIS PLAT.
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THE PURPOSE FOR AMENDING COYOTE LANDING AT DESERTS EDGE PHASE 1 IS TO EXPAND THE SIZE OF LOTS 1 THROUGH 24 TO ALLOW FOR DESIGNED 4 PLEX AND 6 PLEX BUILDINGS TO FIT WITHIN THE PRIVATE AREA OF THE LOTS.
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Mayor
Rick Rosenberg

City Manager 
Brock Jacobsen

  CITY COUNCIL

  City Council
Denny Drake
Leina Mathis

Ben Shakespeare
Jarett Waite

Christa Hinton

Meeting Date: 13/Dec/23 Agenda Item: 9

Applicant: Santa Clara City      Requested by: Jim McNulty 

Subject: Updates to Chapter 5.04, Business Licenses and Regulations, and Chapter 9.12.021, Excessive 
Noise Prohibited.

Description:
City staff discussed this item with the City Council on November 15, 2023, during a work meeting.  The 
City Council asked city staff to bring this item back for review and approval in December.  Please see the 
attached supporting documents.

Recommendation: Approval
Cost: N/A
Legal Approval: Yes
Finance Approval: N/A
Budget Approval: N/A

      Attachments: N/A

2603 Santa Clara Drive, Santa Clara, Utah 84765
Phone (435) 673-6712 Fax (435) 628-7338



 
 

TO:  Santa Clara City Council 

FROM: Jim McNulty, Planning Manager 

DATE:  December 13, 2023 

RE: Updates to Chapter 5.04 (Business Licenses and Regulations), and 
Chapter 9.12.021 (Excessive Noise Prohibited) 

City staff had a discussion with the City Council on November 15, 2023, regarding 
updates to city code.  Recently, there has been concern with commercial businesses 
and food trucks within close proximity of residential properties in the city.  The City 
Council asked city staff to bring this item back for review and approval in December.  As 
a result, the following updates are proposed to city code:  

1. Chapter 5.04, Business Licenses and Regulations: 
 

a. Commercial businesses within 100’ of residential property required to 
meet the following: 

i. The business may be open no earlier than 6:00 AM and no later 
than 10:00 PM Sunday through Thursday. 

ii. The business may be open no earlier than 6:00 AM and no later 
than 12:00 PM on Friday and Saturday. 

iii. The use of a drive-up or drive-thru pickup window service must 
comply with Chapter 9.12.021. 
 

b. Any food truck is required to meet the following: 
i. A business license and annual health department inspection is 

required for food trucks.  A food truck must comply with Chapter 
9.12.021. 
 

2. Chapter 9.12.021, Excessive Noise Prohibited: 
 

a. The use of a drive-up or drive-thru pickup window service before 6:00 AM 
or after 10:00 PM daily for businesses within 100’ of residential property. 

b. The use of drive-up or drive-thru speakers emitting no more than 50 
decibels not being audible above daytime ambient noise levels. 

c. The use of a food truck with or without a generator within 75’ of residential 
property. 
 

 



Recommendation: 

City staff recommends that the City Council consider approving the proposed City Code 
Updates to Chapter 5.04, Business Licenses and Regulations, and Chapter 9.12.021, 
Excessive Noise Prohibited. 

 

 

 

 

 

 

 

 



TITLE 5 
BUSINESS LICENSES AND REGULATIONS 

CHAPTER 5.04 
GENERAL LICENSING PROVISIONS 

SECTION: 

5.04.010: Definitions 

5.04.020: Business License Required 

5.04.030: License Assessor And Collector 

5.04.040: Payment Dates 

5.04.050: Penalty For Late Payment 

5.04.060: Applications For License 

5.04.070: Certificate 

5.04.080: Display 

5.04.090: Transfer Of License Prohibited 

5.04.100: Revocation Or Denial Of Business License 

5.04.110: Branch Establishments 

5.04.120: Joint License 

5.04.130: Reciprocal Recognition Of Licenses 

5.04.140: Exemptions To License 

5.04.150: Fee Not To Constitute Undue Burden On Interstate Commerce 

5.04.160: Categories And Fee Schedule 

5.04.170: Business Licenses And Regulations 

5.04.180: Residential Rental Properties 

5.04.190: Commercial Businesses and  

5.04.200: Food Trucks 

 

5.04.010: DEFINITIONS: 

As used in this title: 



   BUSINESS: Means and includes all kinds of vocations, occupations, professions, 
enterprises, establishments and all other kinds of activities and matters, whether full time 
or part time, together with all devices, machines, vehicles and appurtenances used therein, 
any of which are conducted for private profit or benefit, either directly or indirectly, on any 
premises within this city or anywhere within its jurisdiction. 

   EACH SEPARATE PLACE OF BUSINESS: Each separate establishment or place of 
operation, whether or not operating under the same name, within the city, including a 
home or other place of lodging if the same is held out by advertisements, listings or 
otherwise as the establishment or place of operation of a person engaging in the business 
of selling tangible, personal property at either retail or wholesale, or both, in the city. 

   EMPLOYEE: The operator, owner or manager of a place of business and any persons 
employed by such person in the operation of said place of business in any capacity and also 
any salesman, agent or independent contractor engaged in the operation of the place of 
business in any capacity. 

   ENGAGING IN BUSINESS: Means and includes, but is not limited to, the sale of tangible 
personal property at retail or wholesale, the manufacturing of goods or property and the 
rendering of personal services for others for a consideration by persons engaged in any 
profession, trade, craft, business, occupation or other calling, except the rendering of 
personal services by an employee to his or her employer under any contract of personal 
employment. 

   PLACE OF BUSINESS: Each separate location maintained or operated by the licensee 
within this city from which business activity is conducted or transacted. 

   WHOLESALE: A sale of tangible personal property by wholesalers to retail merchants, 
jobbers, dealers or other wholesalers for resale, and does not include a sale by wholesalers 
or retailers to users or consumers not for resale, except as otherwise specified. 

   WHOLESALER: A person doing a regularly organized wholesale jobbing business and 
selling to retail merchants, jobbers, dealers or other wholesalers, for the purpose of resale. 
(Ord. 99-25 § 1: prior code § 9-111) 

 

5.04.020: BUSINESS LICENSE REQUIRED: 

It shall be a class B misdemeanor for any person to transact, engage in or carry on any 
business, trade, profession, calling or to operate a vending, pinball or coin operated 
machine without first receiving the class or type of license required by the city. (Prior code 
§ 9-112) 

 

5.04.030: LICENSE ASSESSOR AND COLLECTOR: 

The recorder is designated and appointed as ex officio assessor of license fees for this city. 
On receipt of any application of a license, the recorder shall assess the amount due thereon 



and shall collect all license fees based upon the rate established by ordinance. He or she 
shall enforce all provisions of this title, and shall cause to be filed complaints against all 
persons violating any of the provisions of this title. (Prior code § 9-113) 

 

5.04.040: PAYMENT DATES: 

All license fees shall be due and payable as follows, except as may be otherwise provided in 
the applicable ordinance: 

   A.   Annual fees shall be payable before each calendar year in advance. The annual license 
shall date from January 1 of each year and shall expire on December 31 of each year. 

   B.   Annual fees shall be due on the first day of each calendar year and shall become 
delinquent if not paid by February 1 each year. 

   C.   One-half (1/2) of annual fee shall be payable for all licenses issued by the city 
pursuant to applications made after July 1 of each year and licenses issued after July 1 shall 
expire on the following January 1. Payment shall be due upon the date of application 
approval. (Prior code § 9-114) 

 

5.04.050: PENALTY FOR LATE PAYMENT: 

If any license fee is not paid within thirty (30) days of the due date, a penalty of fifty 
percent (50%) of the amount of such license fee shall be added to the original amount 
thereof. No license shall be issued until all penalties legally assessed have been paid in full. 
(Ord. 2005-02 § 2: prior code § 9-115) 

 

5.04.060: APPLICATIONS FOR LICENSE: 

   A.   All applications for license shall include: 

      1.   The name of the person desiring a license; 

      2.   The kind of license desired, stating the business, calling, trade or profession to be 
performed, practiced or carried on; 

      3.   The class of license desired, if such licenses are divided into classes; 

      4.   The place where such business, calling, trade or profession is to be carried on, giving 
the street number if the business calling, trade or profession is to be carried on in any 
building or enclosure having such number; 

      5.   The period of time for which such license is desired to be issued. 



   B.   In the event that the license application relates to a coin operated machine or device, 
the application shall identify the machine or device to which it applies and the location 
thereof. (Prior code § 9-116) 

 

5.04.070: CERTIFICATE: 

All certificates of license shall be signed by the mayor, attested by the recorder, and shall 
contain the following information: 

   A.   The name of the person to whom such certificate has been issued; 

   B.   The amount paid; 

   C.   The type of license and the class of such license if licenses are divided into classes; 

   D.   The term of the license with the commencing date and the date of its expiration; 

   E.   The place where such business, calling, trade or profession is to be conducted. (Prior 
code § 9-117) 

 

5.04.080: DISPLAY: 

   A.   Every certificate of license issued under this title shall be posted by the licensee in a 
conspicuous place upon the wall of the building, room or office of the place of business so 
that the same may be easily seen. When such certificate of license has expired, it shall be 
removed by the licensee from such place in which it has been posted, and no certificate of 
license which is not in force and effect shall be permitted to remain posted upon the wall or 
any part of any room within the place of business. If the licensee's business is such that a 
license cannot be displayed due to the transient or mobile nature of the business, then the 
licensee shall carry the license on his or her person ready to be shown on request by an 
authorized officer during all such time or times while the licensee is engaged in or pursuing 
the business for which a license is granted. 

   B.   In the event the license is for a coin operated machine or device, the certificate shall be 
attached or displayed in the immediate vicinity of the machine for which it has been issued. 
(Prior code § 9-118) 

 

5.04.090: TRANSFER OF LICENSE PROHIBITED: 

No license granted or issued under any ordinance of this city shall be assigned or 
transferred to any other person. It shall not be deemed to authorize any person other than 
therein named to do business or to authorize any other business, calling, trade or 
profession than is herein named unless by permission of the city council. (Prior code § 9-
119) 



 

5.04.100: REVOCATION OR DENIAL OF BUSINESS LICENSE: 

   A.   Any license issued pursuant to the provisions of this code or of any ordinance of this 
city may be revoked and any application denied by the city council because of: 

      1.   The failure of the licensee or applicant to comply with conditions and requirements 
of this code or any ordinance of the city; 

      2.   Unlawful activities conducted or permitted on the premises where the business is 
conducted. 

   B.   Prior to the revocation of a license or denial of an application to renew business 
license, the licensee or applicant shall be given a notice which shall state in substance that 
the city council intends to revoke the business license or deny the application to renew, 
together with the reason or reasons therefor, at a regular or special meeting of the city 
council (which shall be at least 10 days and not more than 30 days from the date notice is 
sent) and that the licensee or applicant has a right to appear, to be represented by counsel, 
to hear the evidence against him or her, to cross examine witnesses and to present 
evidence as to why the license should not be revoked or the application denied. 

   C.   The preceding subsection shall not apply to applications for licenses for businesses 
which have not previously been licensed by the city, and such applicants need only be 
informed that their application has been denied. (Prior code § 9-120) 

 

5.04.110: BRANCH ESTABLISHMENTS: 

A separate license must be obtained for each separate place of business in the city and each 
license shall authorize the licensee to engage only in the business licensed thereby at the 
location or in the manner designated in such license, provided, that warehouses and 
distributing places used in connection with or incident to a business licensed under this 
part shall not be deemed to be separate places of business or branch establishments. (Prior 
code § 9-121) 

 

5.04.120: JOINT LICENSE: 

A person engaged in two (2) or more businesses at the same location may be required to 
obtain separate licenses for conducting each of such businesses, except that in the 
discretion of the city when such businesses are complementary a single license may be 
issued which shall specify on its face all such businesses operated at that location. A fee for 
each separate business activity specified on the face of such license shall be required. 
However, such joint license shall not include licenses for beer, liquor setups, or amusement 
devices. (Ord. 99-25 § 1: prior code § 9-122) 

 



5.04.130: RECIPROCAL RECOGNITION OF LICENSES: 

   A.   No license shall be required for operation of any vehicle or equipment in this city 
when: 

      1.   Such vehicle is merely passing through the city; 

      2.   Such vehicle is used exclusively in intercity or interstate commerce. 

   B.   No license shall be required by this title of any person whose only business activity in 
this city is the mere delivery in the city of property sold by him or her at a regular place of 
business maintained by him or her outside the city where: 

      1.   Such person's business is at the time of such delivery licensed by the Utah 
municipality or county in which such place of business is situated; and 

      2.   The authority licensing such business grants to licensees of this city making 
deliveries within its jurisdiction the same privileges, upon substantially the same terms, as 
are granted by this section; and 

      3.   Neither the property delivered nor any of the facilities by which it was 
manufactured, produced or processed are subject to inspection by authority of this city for 
compliance with health or sanitary standards prescribed by this city; and 

      4.   The truck or other conveyance by which such delivery is made prominently displays 
at all times a license plate or symbol used by the said licensing authority to evidence such 
business license. Such plate or symbol shall identify the licensing authority by which it is 
issued, shall indicate that it evidences a license issued thereby, and shall specify the year or 
term for which it is effective. 

   C.   The recorder shall at the request of any person certify a copy of this section to any 
municipality or county of the state of Utah to which a copy has not previously been 
certified. (Prior code § 9-123) 

 

5.04.140: EXEMPTIONS TO LICENSE: 

   A.   No license fee shall be imposed under section 5.04.160 of this chapter on any person 
engaged in business for solely religious, charitable, eleemosynary or any other types of 
strictly nonprofit purpose which is tax exempt in such activities under the laws of the 
United States and the state of Utah, nor shall any license fee be imposed on any person 
engaged in a business specifically exempted from municipal taxation and fees by the laws 
of the United States or the state of Utah; nor shall any license fee be imposed upon any 
person not maintaining a place of business within this city who has paid a like or similar 
license tax or fee to some other taxing unit within the state of Utah and which taxing unity 
exempts from its license tax or fee, by reciprocal agreement or otherwise, businesses 
domiciled in this city and doing business in such taxing unit. 



   B.   The license assessor and collector may, with approval of the city council, enter into 
reciprocal agreements with the proper officials of other taxing units, as may be deemed 
equitable and proper in effecting the exemption provided for in subsection A of this section. 
(Prior code § 9-124) 

 

5.04.150: FEE NOT TO CONSTITUTE UNDUE BURDEN ON INTERSTATE COMMERCE: 

None of the license taxes provided for by section 5.04.160 of this chapter shall be applied 
as to occasion an undue burden on interstate commerce. In any case, where a license tax is 
believed by a licensee or applicant for license to place an undue burden upon such 
commerce, he or she may apply to the license assessor and collector for an adjustment of 
the tax so that it shall not be discriminatory, unreasonable or unfair as to such commerce. 
Such application may be made before, at or within six (6) months after payment of the 
prescribed license tax. The applicant shall, by affidavit and supporting testimony show his 
or her method of business and the gross volume or estimated gross volume of business and 
such other information as the license assessor and collector may deem necessary in order 
to determine the extent, if any, of such undue burden on such commerce. The license 
assessor and collector shall then conduct an investigation, comparing applicant's business 
with other businesses of like nature and shall make findings of facts from which he or she 
shall determine whether the tax fixed by section 5.04.160 of this chapter is discriminatory, 
unreasonable or unfair as to applicant's business and shall recommend to the city council a 
license tax for the applicant in an amount that is nondiscriminatory, reasonable and fair, 
and if the city council is satisfied that such license tax is the amount that the applicant 
should pay, it shall fix the license tax in such amount. If the regular license tax has already 
been paid, the city council shall order a refund of the amount over and above the tax fixed 
by the city council. In fixing the fee to be charged, the license assessor and collector shall 
have the power to base the fee upon a percentage of gross sales, or employees, or may use 
any other method which will assure that the fee assessed shall be uniform with that 
assessed on businesses of like nature. (Prior code § 9-125) 

 

5.04.160: CATEGORIES AND FEE SCHEDULE: 

   A.   1. Commercial (at an established commercial business location): fee as established by 
council from time to time. 

      2.   Home occupations (conducted entirely from residence): fee as established by council 
from time to time. 

   B.   Violation of the ordinance codified herein shall be a class B misdemeanor, punishable 
as set forth in this code. (Ord. 2000-12 §§ 1, 3: Ord. 95-104 § 1: prior code § 9-211) 

 

5.04.170: BUSINESS LICENSES AND REGULATIONS: 

   A.   License And Operational Requirements: 



      1.   License Required: It is unlawful for any person to keep, conduct, operate or maintain 
a "short term residential rental property" as defined in section 17.20.260 of this code 
within the city without a business license for such dwelling unit. A person who owns 
multiple short-term residential rental properties is not required to obtain more than one 
business license for the operation and maintenance of those short-term residential rental 
properties. 

      2.   License Not Transferable: A short term residential rental property business license is 
not transferable between persons or structures. Any person holding such license shall give 
written notice within thirty (30) days to the business license official after having 
transferred or otherwise disposed of legal or equitable control of any rental dwelling unit 
licensed under this section. Such notice of transferred interest shall be deemed a request to 
cancel an existing business license for such rental dwelling unit and shall include the name, 
address, and information regarding the person(s) succeeding to the ownership or control 
thereof. 

      3.   Transient Room Tax: All short-term residential rental properties shall be subject to 
the collection of the municipality transient room tax as allowed under Utah Code. 

      4.   Garbage Removal: Garbage shall be removed from the property by the owner or 
property manager and properly disposed of within twenty-four (24) hours of tenants 
leaving the property. 

      5.   Cleaning Service: Each property shall be cleaned at least weekly while occupied and 
in between tenant occupancy. Each property shall also comply with the sanitary facilities 
requirements outlined for motels in this code. 

      6.   Local Property Manager Required: All short-term residential rental properties shall 
designate a local property manager. The local property manager shall be available twenty-
four (24) hours per day to respond to tenant and neighborhood questions or concerns. 
Each short-term residential rental property shall have a clearly visible sign within the unit 
containing the following information: the name and phone number of the local property 
manager, and the maximum occupancy of the unit, and the day of garbage pick-up. 

      7.   Owner And Property Manager Responsible: The owner and property manager shall 
be jointly and severally liable for any violations of this section. Any rental dwelling unit 
which is found in violation of this section, or any other requirement of this code may be 
subject to revocation of the short-term residential rental properties business license. 

   B.   City Inspections: The city may require an inspection of the rental dwelling unit as a 
condition of obtaining or renewing a business license if determined necessary by city staff. 
(Ord. 2023-07) 

 

5.04.180: RESIDENTIAL RENTAL PROPERTIES: 

   A.   License Required: 



      1.   It is unlawful for any person to keep, conduct, operate or maintain a rental dwelling 
unit within the city without a business license for such dwelling. A person who owns 
multiple rental dwelling units or multiple buildings containing rental dwelling units is not 
required to obtain more than one business license for the operation and maintenance of 
those rental dwelling units. 

      2.   A rental dwelling unit business license is not transferable between persons or 
structures. Any person holding such license shall give written notice within thirty (30) days 
to the business license official after having transferred or otherwise disposed of legal or 
equitable control of any rental dwelling unit licensed under this chapter. Such notice of 
transferred interest shall be deemed a request to cancel an existing business license for 
such rental dwelling unit and shall include the name, address, and information regarding 
the person(s) succeeding to the ownership or control thereof. The new owner shall obtain a 
business license as required by this chapter. 

      3.   A business license shall not be required for a dwelling unit which is ordinarily owner 
occupied but is temporarily rented because: 

         a.   The owner is placed in a hospital, nursing home, assisted living facility or other 
similar facility; or 

         b.   The owner has a bona fide, temporary absence of three (3) years or less for 
activities such as temporary job assignments, sabbaticals, or voluntary service. Indefinite 
periods of absence from the dwelling shall not qualify for this exception; or 

         c.   The owner is on extended military deployment. 

   B.   City Inspections: The city may require an inspection of the rental dwelling unit as a 
condition of obtaining or renewing a business license if determined necessary by city staff. 
(Ord. 2023-07) 

 

5.04.190:  COMMERCIAL BUSINESSES: 

  A.  Any commercial business within one hundred feet (100’) of residential property is 
required to meet the following: 

 1.  The business may be open no earlier than 6:00 AM and no later than 10:00 PM 
Sunday through Thursday. 

 2.  The business may be open no earlier than 6:00 AM and no later than 12:00 PM on 
Friday and Saturday. 

 3.  The use of a drive-up or drive-thru pickup window service must meet the 
requirements of Chapter 9.12.021, Excessive Noise Prohibited, of city code.  

 

 



5.04.200:  FOOD TRUCKS: 

  A.  Any food truck is required to meet the following: 

 1.  A food truck is required to get a business license as well as an annual health 
department inspection, and fire safety inspection.  A business license will be granted if the 
applicant can provide verification of a business license, annual health department 
inspection, and current fire safety inspection from other Utah jurisdictions.  A food truck 
must meet the requirements of Chapter 9.12.021, Excessive Noise Prohibited, of city code. 
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CHAPTER 9.12.021: EXCESSIVE NOISE PROHIBITED; SPECIFICALLY: 

The following acts, among others, are declared to be loud, disturbingdisturbing, or 
unnecessary noises in violation of this section. 

   A.   The sounding of any horn or signaling device on any automobile, 
motorcyclemotorcycle, or other vehicle, except as a danger warning; the creation by means 
of any such signaling device of any unreasonable loud or harsh sound; the sounding of any 
such device for an unnecessary or unreasonable period of time, the use of any horn, whistle 
or other device operated by engine exhaust. 

   B.   The using, operating, or permitting to be played, used or operated in residential areas 
of any television, radio receiving set, musical instrument, phonograph, or other machine or 
device for the producing or reproducing of sound in such a manner as to disturb the peace, 
quiet and comfort of neighboring inhabitants or at any time with louder volume than is 
necessary for convenient hearing for the person or persons who are in the room, vehicle or 
chamber in which such machine or device is operated and who are volunteer listeners 
thereto. The operation of any such set, instrument, phonograph, machinemachine, or 
device before 7:00 AM or after 11:00 PMbetween the hours of eleven o'clock (11:00) P.M. 
and seven o'clock (7:00) A.M. in such a manner as to be plainly audible at a distance of 
thirty feet (30') from the building, structure or vehicle in which it is located shall be prima 
facie evidence of a violation of this subsection. At other times, the operation of any such set, 
instrument, phonograph, machinemachine, or device as to be plainly audible at a distance 
of fifty feet (50') from the building, structure, or vehicle in which it is located shall be prima 
facie evidence of a violation of this subsection. 

   C.   The using, operating or permitting to be played, used or operated of any radio 
receiving set, musical instruments, phonograph, loudspeaker, sound amplifier, or other 
machine or device for the producing or reproducing of sound upon the public streets for 
the purpose of commercial advertising or attracting attention of the public to any building 
or structure without or in violation of a permit issued pursuant to section 9.12.023 of this 
chapter. 

   D.   Yelling, shouting, hooting, whistlingwhistling, or singing on the public streets, 
particularly before 7:00 AM or after 11:00 PM between the hours of eleven o'clock (11:00) 
P.M. and seven o'clock (7:00) A.M. or at any time or place as to annoy or disturb the quiet, 
comfort or repose of persons in any office, or in any dwelling, hotel or other type of 
residence, or of any persons in the vicinity. 

   E.   The keeping of any dog which by causing frequent or long continued noise disturbs 
the comfort or repose of any persons in the vicinity. 

   F.   The discharge into the open air of the exhaust of any steam engine, stationary internal 
combustion engine, motor boatmotorboat, or motor vehicle, except through a muffler or 
other device which will effectively prevent loud or explosive noises therefrom. 
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   G.   The use of any automobile, motorcycle, or other vehicle which due to a lack of repair 
or improper loading creates loud and unnecessary grating, grinding, rattling or other noise. 

   H.   The creation of loud and excessive noise in connection with loading and unloading 
any vehicle or the opening and destruction of bales, boxes, cratescrates, and other 
containers. 

   I.   The erection, (including excavation), demolition, alterationalteration, or repair of any 
building other than between the hours of six o'clock (6:00) A.M. before 6:00 AM or after 
9:00 PMand nine o'clock (9:00) P.M., local prevailing time, except in case of urgent 
necessity in the interest of public health and safety, and then only with a permit from the 
city manager as authorized under section 9.12.023 of this chapter. 

   J.   The creation of any excessive noise adjacent to any school, institution of learning, 
churchchurch, or court while the same is in use; or adjacent to any hospital, which 
unreasonably interferes with the workings of such institution, or which disturbs or unduly 
annoys patients in the hospital; or in any park, which unreasonably disturbs the users 
thereof. 

   K.   The operation before 6:00 AM or after 9:00 PMbetween the hours of six o'clock (6:00) 
A.M. and nine o'clock (9:00) P.M. of any pile driver, steam shovel, pneumatic hammer, 
derrick, steam or electric hoist or other appliances, the use of which is usually attended by 
loud or unusual noise. 

   L.   The operation of garbage pickup, in any area zoned residential before 6:00 AM or after 
9:00 PMbetween the hours of six o'clock (6:00) A.M. and nine o'clock (9:00) P.M. 

   M.   The operation of any power mower, cultivator, or the like or related device in areas 
zoned residential before 6:00 AM or after 9:00 PMbetween the hours of nine o'clock (9:00) 
P.M. and six o'clock (6:00) A.M. (Ord. 2001-11 § 1: Ord. 99-12 § 1) 

   N.    The use of a drive-up or drive-thru pickup window service before 6:00 AM or after 
10:00 PM daily for commercial businesses within one hundred feet (100’) of residential 
property which may also include a menu board and speaker system. 

  O.    The use of a drive-up or drive-thru speaker system shall emit no more than fifty 
decibels when measured at four feet directly in front of the speaker and shall not be 
audible above daytime ambient noise levels beyond the property boundaries.  The system 
shall be designed to compensate for ambient noise levels in the immediate area. 

P.     The use of a food truck with or without a generator within seventy-five feet (75’) of 
residential property.  Use of a food truck with or without a generator within this distance is 
prohibited.  The noise levels associated with such use beyond this distance shall emit no 
more than fifty decibels as measured at the property boundary and shall not be audible 
above daytime ambient noise levels beyond the property boundaries.   
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Meeting Date: 13/Dec/23 

Applicant: N/A     Requested by: Casey Stratton

Subject: Re-locate and upsize the north boundary pressure reducing valve 

Description: 

Consider approval of re-locating and upsizing the north boundary pressure reducing valve.  With 
the development of the Solace subdivision the developer is required to re-locate the existing 10” 
pressure reducing valve which is aged and undersized. With the addition of the new 16” Black 
Desert waterline tying into our existing 16” line the upsize of the valve is extremely necessary.  
This gives us an opportunity to provide the contractor with the new valve and vault and the 
developer will cover the expense to install and re-locate the valve and vault.  This needed upgrade 
has been modeled by our engineer and is a project in our newly adopted Water Master Plan which 
makes it impact fee eligible.  Total cost the valve, vault and all required material is $138,254.52 to 
the contractor Desert Hills Construction. 

Recommendation: Approval 

Cost: 138,254.52 

Legal Approval: Yes 

Finance Approval: Yes 

Budget Approval: Yes 

 Attachments: N/A

2603 Santa Clara Drive, Santa Clara, Utah 84765 

Phone (435) 673-6712 Fax (435) 628-7338 
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Tel 210-227-PARK 
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Expect the Best...
Who would expect any less than the 
best when specifying or purchasing 
equipment for their construction 
projects.  Engineers and contractors 
know Park Equipment Company for 
its quality products and services in 
the construction industry.  Feel free 
to contact our office for engineering 
and sales assistance. 

Limited Warranty 

All goods sold hereunder are 
warranted to be free from defects in 
material and factory workmanship 
for a period of one year from the 
date of purchase.  We will replace at 
no cost goods that prove defective 
provided we are notified in writing of 
such defect and evidence that the 
product  has been properly 
maintained and used in accordance 
with manufacturer’s intended 
purpose. We will not be responsible 
for any labor charges or any loss, 
injury or damages whatsoever, 
including incidental or consequential 
damages.  The sole and exclusive 
remedy shall be limited to the 
replacement of the defective goods.  
Before installation and use, the 
purchaser shall determine the 
suitability of the product for its 
intended use and the purchaser 
assumes all risk and liability 
whatever in connection there with. 

Table of Contents 
Subject Section 

12” x 6” ACV Singer - Pressure 
Reducing Valve Assembly425 per

side)

SECTION 1 
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SECTION 1 

     12” x 6” ACV Singer - Pressure 
 Reducing Valve Assembly Valve Assemblygallons 25 

gallons (425 gallons per side) 
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KEY FEATURES
•	 Ideal for maintaining accurate downstream pressure
•	 Responds quickly and effectively

PRODUCT OVERVIEW
The 106-PR and 206-PR series pressure reducing valves are based on the 
106-PG or 206-PG main valves.

The pilot valves sense the downstream pressure through a connection 
at the valve outlet. Under flowing conditions, the pilot reacts to small 
changes in pressure to control the valve position by modulating the 
pressure above the diaphragm. The downstream pressure is maintained 
virtually steady at the pilot set-point.

In typical pressure reducing applications, the standard port model 206-PR 
is often the best selection.

TYPICAL APPLICATION
Smaller PR valve 
for low flow, if required

Main Valve Model 106-PR  
or Model 206-PR

High pressure 
supply main

Manual by-pass line

Lower relatively steady pressure 
supply to users

Note: The smaller PR valve by-passing the main valve helps 
control low flows and provides service during maintenance. 
It should be set 3 – 5 psi / 0.2 – 0.35 bar higher than the 
larger valve setting. 

Singer Valve single rolling diaphragm technology 6 in / 150 
mm and larger have extremely precise control, even at low 
flows, making smaller by-pass valves unnecessary except for 
possible bypass during maintenance.

MODELS 106-PR / 206-PR     
PRESSURE REDUCING VALVE

PRESSURE REDUCING



972016.1

STANDARD MATERIALS
Standard materials for pilot system components are:

• ASTM B62 bronze or ASTM B16 brass

• AISI 303 / 316 stainless steel trim

• Buna-N / EPDM diaphragm and seals

SELECTION SUMMARY
1.	 Select the valve series and size with sufficient 		
	 capacity 

2.	 Check the operating flow against valve minimum.

3.	 If the outlet pressure is less than 35% of the inlet 		
	 pressure, check for cavitation.

4.	 Ensure that the flange rating exceeds the 			
	 maximum operating pressure.

ORDERING INSTRUCTIONS
Refer to page 244 for the order form and ordering 
instructions.

Additionally, include the following information for this 
product:

1.   106 or 206

2.   Pilot range

SCHEMATIC DRAWING
1.	 Main Valve - 106-PG or 206-PG

2.	 Isolation Valve - standard 4 in / 100 mm  
	 and larger

3.	 Strainer - standard 4 in / 100 mm and larger

4*. 	 Model 26 Flow Stabilizer / Opening Speed Control 
	 • Standard on valves 8 in / 200 mm 106,  
	    10” / 250 mm 206 and smaller

5.	 Fixed Restriction

6.	 Isolation Valve - standard 4 in / 100 mm  
	 and larger

7.	� Model 160 pilot 
• Specify for 5 to 50 psi / 0.35 to 3.5 bar,

	    10 to 80 psi / 0.70 to 5.5 bar, 

	    20 to 200 psi / 1.38 to 13.8 bar,

	    100 to 300 psi / 6.9 to 20.7 bar.

8.	 Isolation Valve - standard all sizes

Note: SRD shown is available for 6” 106-PG and larger. 

Schematic A-0306C

INLET

MODELS 106-PR / 206-PR     
PRESSURE REDUCING VALVE
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MODELS 106-PR / 206-PR     
PRESSURE REDUCING VALVE

106-PR Flow Capacity  
(See 106-PG in Main Valve section for other valve data)

Size (inches) 1/2 in 3/4 in 1 in 1-1/4 in 1-1/2 in 2 in 2-1/2 in 3 in 4 in

Size (mm) 15 mm 19 mm 25 mm 32 mm 40 mm 50 mm 65 mm 80 mm 100 mm

Minimum (USGPM) Flat Diaphragm 1 1 1 1 1 5 5 5 10

Minimum (L/s) Flat Diaphragm 0.1 0.1 0.1 0.1 0.1 0.3 0.3 0.3 0.6

Maximum Continuous (USGPM) 12 19 49 93 125 210 300 460 800

Maximum Continuous (L/s) 0.8 1 3 6 8 13 19 29 50

206-PR Flow Capacity  
(See 206-PG in Main Valve section for other valve data)

Size (inches) 3 in 4 in 6 in 8 in 10 in 12 in 16 in 18 in 20 in

Size (mm) 80 mm 100 mm 150 mm 200 mm 250 mm 300 mm 400 mm 450 mm 500 mm

Minimum (USGPM) Flat Diaphragm 5 5 10 20 40 - - - -

Minimum (USGPM) Rolling Diaphragm - - - - - 3 3 3 3

Minimum (L/s) Flat Diaphragm 0.3 0.3 0.6 1.3 2.5 - - - -

Minimum (L/s) Rolling Diaphragm - - - - - 0.2 0.2 0.2 0.2

Maximum Continuous (USGPM) 300 580 1025 2300 4100 6400 9230 16500 16500

Maximum Continuous (L/s) 19 37 65 145 260 404 582 1040 1040

206-PR Flow Capacity  
(See 206-PG in Main Valve section for other valve data)

Size (inches) 24 x 16 in 24 x 20 in 28 in 30 in 32 in 36 in 40 in

Size (mm) 600 x 400 mm 600 x 500 mm 700 mm 750 mm 800 mm 900 mm 1000 mm

Minimum (USGPM) Rolling Diaphram 3 3 10 10 10 10 20

Minimum (L/s) Rolling Diaphragm 0.2 0.2 0.6 0.6 0.6 0.6 0.6

Maximum Continuous (USGPM) 16500 21700 33600 33650 33700 33800 62000

Maximum Continuous (L/s) 1041 1370 2120 2123 2126 2132 3912

106-PR Flow Capacity  
(See 106-PG in Main Valve section for other valve data)

Size (inches) 6 in 8 in 10 in 12 in 14 in 16 in 20 in 24 in 36 in

Size (mm) 150 mm 200 mm 250 mm 300 mm 350 mm 400 mm 500 mm 600 mm 900 mm

Minimum (USGPM) Flat Diaphragm 20 40 - - - - - - -

Minimum (USGPM) Rolling Diaphragm 1 1 3 3 3 3 10 10 20

Minimum (L/s) Flat Diaphragm 1.3 2.5 - - - - - - -

Minimum (L/s) Rolling Diaphragm 0.1 0.1 0.2 0.2 0.2 0.2 0.6 0.6 1.3

Maximum Continuous (USGPM) 1800 3100 4900 7000 8500 11000 17500 25800 55470

Maximum Continuous (L/s) 114 196 309 442 536 694 1104 1628 3500
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No. Part Material ASTM Spec.

1 Body Ductile Iron A536-65-45-12

2 Disc Ductile Iron EPDM Encapsulated A536-65-45-12

3 Stem Nut Bronze ASTM C95200

4 Stem Stainless Steel AISI 431/ANSI 304

5 Gasket Rubber EPDM

6 Bolt Stainless Steel A2-70

7 Bonnet Ductile Iron A536-65-45-12

8 O-Ring Rubber NBR

9 Thrust Collar Bronze ASTM C95200

10 O-Ring Rubber NBR

11 Gland Ductile Iron A536-65-45-12

12 O-Ring Rubber NBR

13 Dust Ring Rubber NBR

14 Operating Nut (Optional) Ductile Iron A536-65-45-12

15 Bolts Stainless Steel A2-70

16 Washer Stainless Steel SS304

17 Handwheel (Optional) Ductile Iron A536-65-45-12

18 Bolts Stainless Steel A2-70

225W DI Flanged Gate Valve  •  Spec Sheet

FEATURES & BENEFITS  •   2” – 12”

MATERIAL SPECIFICATIONS

DIMENSIONS

Part # Size L D G H D0
Bolt 

Circle
Qty.*Dia

Bolt Hole

225W08 2” 7.0 6.0 0.62 9.5 7.0 4.8 4*0.75

225W09 2-1/2” 7.5 7.0 0.69 10.0 7.0 5.5 4*0.75

225W10 3” 8.0 7.5 0.75 11.0 10.0 6.0 4*0.75

225W11 4” 9.0 9.0 0.94 11.8 10.0 7.5 8*0.75

225W13 6” 10.5 11.0 1.00 16.4 12.0 9.5 8*0.88

225W14 8” 11.5 13.5 1.12 20.7 14.0 11.8 8*0.88

225W15 10” 13.0 16.0 1.19 24.5 16.0 14.3 12*1.0

225W16 12” 14.0 19.0 1.25 28.0 16.0 17.0 12*1.0

• Ductile Iron Flanged Gate Valve

• Resilient Wedge

• Non Rising Stem

• AWWA C515

• 300 PSI 2”- 12” 

• 250 PSI 14”- 18” 

• 200 PSI 20”- 24”

• UL Listed / FM Approved

• NSF-61 / NSF-372

• AWWA C550 Epoxy

mcantu
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225W DI Flanged Gate Valve  •  Spec Sheet

FEATURES & BENEFITS  •   14” – 24”

• Ductile Iron Flanged Gate Valve

• Resilient Wedge

• Non Rising Stem

• AWWA C515

• 300 PSI 2”- 12” 

• 250 PSI 14”- 18” 

• 200 PSI 20”- 24”

• UL Listed / FM Approved

• NSF-61 / NSF-372

• AWWA C550 Epoxy

No. Part Material ASTM Spec.

1 Body Ductile Iron A536-65-45-12

2 Disc Ductile Iron EPDM 
Encapsulated

A536-65-45-12

3 Wedge Nut Bronze ASTM C95200

4 Stem Stainless Steel AISI 431

5 Gasket Rubber EPDM

6 Bolt Stainless Steel A2-70

7 Nuts Stainless Steel A2470

8 Washer Stainless Steel SS304

9 Bonnet Ductile Iron A536-65-45-12

10 O-Ring Rubber NBR

11 Thrust Washer Bronze ASTM C95200

12 O-Ring Rubber NBR

13 Gland Ductile Iron A536-65-45-12

14 O-Ring Rubber NBR

15 Dust Proof Ring Rubber NBR

16 Operating Nut Ductile Iron A536-65-45-12

17 Bolt Stainless Steel A2-70

18 Bolt Stainless Steel A2-70

19 Washer Stainless Steel SS304

20 Lifting Bolt Stainless Steel SS304

21 Washer Stainless Steel SS304

22 Handwheel Ductile Iron A536-65-45-12

MATERIAL SPECIFICATIONS

DIMENSIONS

Part # Size L D G H D0
Bolt 

Circle
Qty.*Dia

Bolt Hole

225W17 14” 15.0 21.0 1.38 35.6 22.0 18.8 12*1.13

225W18 16” 16.0 23.5 1.44 38.5 22.0 21.3 16*1.13

225W19 18” 17.0 25.0 1.56 44.0 24.0 22.8 16*1.25

225W20 20” 18.0 27.5 1.69 47.0 24.0 25.0 20*1.25

225W24 24” 20.0 32.0 1.88 52.8 30.0 29.5 20*1.38



Mechanical
Pressure Measurement
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Bourdon Tube Pressure Gauge
Stainless Steel Case
Type 212.53 - Dry Case
Type 213.53 - Liquid-filled Case
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WIKA Datasheet 21X.53

Bourdon Tube Pressure Gauge Model 21X.53

Applications

	 Intended for adverse service conditions where pulsating 
or vibration exists (with liquid filling)

	 Hydraulics & compressors
	 Suitable for gaseous or liquid media that will not obstruct 

the pressure system

Product Features

	 Vibration and shock resistant (with liquid filling)
	 Stainless steel case
	 Pressure ranges up to 15,000 psi (1000 bar)

Specifications

Design
ASME B40.100 & EN 837-1

Sizes
2”, 2½” & 4” (50, 63 & 100 mm)

Accuracy class
2” & 2½”:  	± 2/1/2% of span (ASME B40.100 Grade A)
4”:  	 ± 1% of span (ASME B40.100 Grade 1A)

Ranges
Vacuum / Compound to 200 psi (16 bar)
Pressure from 15 psi (1 bar) to 15,000 psi (1000 bar)
Pressure from 15 psi (1 bar) to 10,000 psi (690 bar) - 2” size
or other equivalent units of pressure or vacuum

Working pressure
2 & 2½”:	 Steady:	 ¾ full-scale value
		  Fluctuating:	 2/3 full-scale value
		  Short time:	 full-scale value

4”:		  Steady:	 full-scale value
		  Fluctuating:	 0.9 x full-scale value
		  Short time:	 1.3 x full-scale value

Operating temperature
Ambient:	 -40°F to +140°F (-40°C to +60°C) - dry
		  -4°F to +140°F (-20°C to +60°C) - glycerine filled
		  -40°F to +140°F (-40°C to +60°C) - silicone filled
Medium:	 +140°F  (+60°C) maximum

Temperature error
Additional error when temperature changes from reference 
temperature of 68°F (20°C) ±0.4% of span for every 18°F 
(10°K) rising or falling.

Weather protection
Weather tight (NEMA 4X / IP 66)

Pressure connection
Material: copper alloy
Lower mount (LM) or center back mount (CBM) - 2” & 2½”
Lower mount (LM) or lower back mount (LBM) - 4”
⅛” NPT, ¼” NPT or ½” NPT  limited to wrench flat areaABS (2” 
& 2½”) and white aluminum (4”)
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Bourdon tube
2” (50 mm) < 870 psi (60 bar): C-shape copper alloy
2” (50 mm) > 870 psi (60 bar): Helical copper alloy
2½” (63 mm) < 870 psi (60 bar): C-shape copper alloy
2½” (63 mm) > 870 psi (60 bar): Helical copper alloy
2½” (63 mm) > 6000 psi (400 bar): Helical stainless steel
4” (100 mm) < 1000 psi (70 bar): C-shape copper alloy
4” (100 mm) > 1000 psi (70 bar): Helical stainless steel

Movement
Copper alloy

Dial
White ABS (2” & 2½”) and white aluminum (4”)

Pointer
Black aluminum

Case
304 stainless steel with vent plug and stainless steel crimp 
ring.  Suitable for liquid filling.  

Case connection sealed with O-ring, (O-ring material 

dependent on the case fill):
	 2½”: EPDM O-ring for Glycerine case fill;  Viton O-ring for 

Silicone fill
	 4”: EPDM O-ring for Glycerine or Silicone case fill; Viton 

O-ring for Halocarbon or Fluorolube fill

Window
Polycarbonate with Buna-N gasket

Case fill
Glycerine 99.7% - Type 213.53

Optional extras
	 Brass restrictor
	 Stainless steel front or rear flange - 2½” & 4”
	 Zinc-plated steel or SS U-clamp bracket (field installable)
	 External zero adjustment (2½” only)
	 Red drag pointer or mark pointer
	 Silicone or Halocarbon oil case filling
	 Special connections limited to wrench flat area
	 Custom dial layout
	 Other pressure scales available
     bar, kPa, MPa, kg/cm² and dual scales

mcantu
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Dimensions

 Size                                       	
		  A	 B	 C	 D	 E	 G	 H	 J	 K	 M	 N	 O	 S	 T	 W	 Weight
   2”	 mm	 55	 48	 30	 50	 12	 53	 -	 3.6	 72	 71	 60	 17	 5.5		  14	 0.27 lb.	 dry
	 in	 2.17	 1.89	 1.18	 1.97	 0.47	 2.09	 -	 0.14	 2.83	 2.80	 2.36	 2.80	 0.22	 ¼”	 0.55	 0.33 lb.	 filled
 2½”	 mm	 69	 54	 32	 62	 13	 54	 -	 3.6	 72	 88.1	 75	 85	 6.5		  14	 0.36 lb.	 dry
	 in	 2.69	 2.13	 1.26	 2.45	 0.51	 2.13	 -	 0.14	 2.83	 3.47	 2.95	 3.35	 0.26	 ¼”	 0.55	 0.44 lb.	 filled
   4”	 mm	 107	 87	 48	 100	 15.5	 79.5	 30	 4.8	 109	 132	 116	 132	 8		  22	 1.10 lb.	 dry
	 in	 4.21	 3.43	 1.89	 3.91	 0.61	 3.13	 1.18	 0.19	 4.29	 5.20	 4.57	 5.20	 0.31	 ½”	 0.87	 1.76 lb.	 filled

Note: For ¼” NPT connections on 4” gauges, reduce B dimension by 5mm/0.2”

Recommended panel cut-out:
2”- U-clamp: 51mm	 2½”- U-clamp: 63mm         4”- 	 U-clamp: 101mm	 4½”- panel mount adapter 104mm minimum
      front flange: n/a		  front flange: 65mm	      	 front flange: 104mm		     (not shown)

WIKA Instrument Corporation 
1000 Wiegand Boulevard 
Lawrenceville, GA 30043-5868
Tel:	 888-WIKA-USA • 770-513-8200
Fax:	 770-338-5118
E-Mail:	 info@wika.com
www.wika.com

R

Page 3 of 3WIKA Datasheet 21X.53  · 06/2015



            ZENNER USA 
15280 Addison Rd #340, Addison, TX 75001, (972) 386-6611, Fax (972) 386-1814  

www.zennerusa.com 

 

ZENNER  
Cast Iron Strainers 
Sizes 2” through 12” 
 
INTRODUCTION: ZENNER Cast Iron Strainers are designed to protect cold or hot water meters from debris 
and foreign mater extending th e life of the meter.  Additionally they minimize the effects of turbulence 
which increases overall accuracy.       
 

INSTALLATION: The strainer should be installed immediately upstream from the meter and following the flow 
direction indicated on the body.   
 

CONSTRUCTION: ZENNER Cast Iron Strainers consist of four basic components: the main case, the cover
plate, the screen assembly and a cover plate gasket. The main case and cover plate are made of Epoxy coated cast iron.  The strainer screen assembly is made of high strength stainless steel. 
 

CONFORMANCE: ZENNER Cast Iron Strainers comply with AWWA C701 and C702 standards.   
 

CONNECTIONS: Companion flanges for installation of meters on various pipe types and sizes are available in 
Bronze or cast iron. 
 

SPECIFICATIONS: 
Strainer Type:             T-Strainer 
Strainer Screen Assembly: Stainless Steel 
Cover Plate Gasket:  Rubber 
Cover Plate Bolts:  Stainless Steel 
Maximum Working Pressure: 150 PSI 

Model ZSW02 ZSW03 ZSW04 ZSW06 ZSW08 ZSW10 ZSW12 
Size 2" 3" 4" 6" 8" 10" 12ò 

 Weight Pounds 27 33 39 79 149 208 255 

 Length Inches 7-7/8 8-7/8 9-7/8 11-7/8 13-3/4 17-3/4 12-5/8 

 Height Inches 6-15/16 8-7/8 9-1/4 10-15/16 14-5/16 15-9/16 19-5/8 

 # of Holes per Flange  4 4 8 8 8 12 12 

ZSW03 

BNance
Stamp
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TEES & CROSSES

Contd....

J

H H

T

T1

J

H H

T

T1
T2

H H

J

J

T

T1

Flange Fittings

ANSI/AWWA C110/A21.10

Serampore Industries

dba

Phone : 877-921-6111, 713-923-6111 Fax : 877-921-6114, 713-923-6114

Url : www.sipindustries.com E-mail : info@sipindustries.com

All Dimensions in Inches.
Weights shown are approximate in lbs.

- 7 -

* Not included in AWWA C110.

WEIGHT
SIZE H J T T1 T2

TEE CROSS

*2 X 2 4.50 4.50 0.31 0.31 --- 20 ---

*3 X 2 5.50 5.50 0.38 0.31 --- 35 ---

3 X 3 5.50 5.50 0.48 0.48 --- 40 50

*4 X 3 X 3 6.50 5.50 0.52 0.48 0.48 55 ---

*4 X 2 6.50 6.50 0.50 0.31 --- 50 ---

4 X 3 6.50 6.50 0.52 0.48 --- 60 70

*4 X 4 X 6 8.00 8.00 0.52 0.52 0.55 90 ---

4 X 4 6.50 6.50 0.52 0.52 --- 65 80

*5 X 5 7.50 7.50 0.50 0.50 --- 80 ---

*6 X 4 X 4 8.00 8.00 0.55 0.52 0.52 85 ---

*6 X 4 X 6 8.00 8.00 0.55 0.52 0.55 90 ---

*6 X 6 X 8 9.00 9.00 0.55 0.55 0.60 140 ---

*6 X 2 8.00 8.00 0.55 0.31 --- 86 ---

6 X 3 8.00 8.00 0.55 0.48 --- 85 95

6 X 4 8.00 8.00 0.55 0.52 --- 90 110

6 X 6 8.00 8.00 0.55 0.55 --- 95 120

*8 X 6 X 4 9.00 9.00 0.60 0.55 0.52 130 ---

*8 X 6 X 6 9.00 9.00 0.60 0.55 0.55 135 ---

*8 X 6 X 8 9.00 9.00 0.60 0.55 0.60 145 ---

*8 X 8 X10 11.00 11.00 0.60 0.60 0.68 260 ---

*8 X 8 X12 12.00 12.00 0.60 0.60 0.75 310 ---

*8 X 3 9.00 9.00 0.60 0.48 --- 130 140

8 X 4 9.00 9.00 0.60 0.52 --- 140 155

8 X 6 9.00 9.00 0.60 0.55 --- 145 165

8 X 8 9.00 9.00 0.60 0.60 --- 155 195

*10X 6 X 6 11.00 11.00 0.68 0.55 0.55 200 ---

*10X 6 X10 11.00 11.00 0.68 0.55 0.68 255 ---

*10 X 8 X 6 11.00 11.00 0.68 0.60 0.55 210 ---

*10 X 8 X 8 11.00 11.00 0.68 0.60 0.60 220 ---

*10X 8 X10 11.00 11.00 0.68 0.60 0.68 265 ---

10 X 4 11.00 11.00 0.68 0.52 --- 205 220

10 X 6 11.00 11.00 0.68 0.55 --- 215 240

10 X 8 11.00 11.00 0.68 0.60 --- 225 265

10 X 10 11.00 11.00 0.80 0.80 --- 270 330

*10X10X12 12.00 12.00 0.68 0.68 0.75 355 ---

*12X 6 X 6 12.00 12.00 0.75 0.55 0.55 325 ---

*12X 6 X 8 12.00 12.00 0.75 0.55 0.60 345 ---

*12X 8 X 6 12.00 12.00 0.75 0.60 0.55 340 ---

*12X 8 X 8 12.00 12.00 0.75 0.60 0.60 290 ---

*12X 8 X12 12.00 12.00 0.75 0.60 0.75 365 ---

*12X10 X 6 12.00 12.00 0.75 0.68 0.55 375 ---

*12X10 X 8 12.00 12.00 0.75 0.68 0.60 380 ---

*10X10X10 12.00 12.00 0.75 0.68 0.68 345 ---

*12X10X12 12.00 12.00 0.75 0.68 0.75 370 ---

WEIGHT
SIZE H J T T1 T2

TEE CROSS

12 X 4 12.00 12.00 0.75 0.52 --- 290 310

12 X 6 12.00 12.00 0.75 0.55 --- 295 320

12 X 8 12.00 12.00 0.75 0.60 --- 310 345

12X10 12.00 12.00 0.87 0.80 --- 360 415

12X12 12.00 12.00 0.87 0.87 --- 385 460

*14 X 4 14.00 14.00 0.66 0.52 --- 370 ---

14 X 6 14.00 14.00 0.66 0.55 --- 375 400

14 X 8 14.00 14.00 0.66 0.60 --- 390 425

14X10 14.00 14.00 0.66 0.68 --- 400 460
14X12 14.00 14.00 0.66 0.75 --- 425 505

14X14 14.00 14.00 0.66 0.66 --- 435 530
*16 X 4 15.00 15.00 0.70 0.52 --- 460 ---

16 X 6 15.00 15.00 0.70 0.55 --- 465 490

16 X 8 15.00 15.00 0.70 0.60 --- 475 520

16X10 15.00 15.00 0.70 0.68 --- 495 555

16X12 15.00 15.00 0.70 0.75 --- 520 605
16X14 15.00 15.00 0.70 0.66 --- 530 620

16X16 15.00 15.00 0.70 0.70 -- 550 665

18 X 6 13.00 15.50 0.75 0.55 --- 480 505

18 X 8 13.00 15.50 0.75 0.60 --- 495 535

18X10 13.00 15.50 0.75 0.68 510 560

18X12 13.00 15.50 0.75 0.75 --- 535 610

18X14 16.50 16.50 0.75 0.66 --- 630 720

18X16 16.50 16.50 0.96 0.89 --- 760 880

18X16 16.50 16.50 0.75 0.70 --- 650 765

18X18 16.50 16.50 0.75 0.75 --- 665 795

20 X 6 14.00 17.00 0.80 0.55 --- 610 635

20 X 8 14.00 17.00 0.80 0.60 --- 620 665

20X10 14.00 17.00 0.80 0.68 --- 635 685

20X12 14.00 17.00 0.80 0.75 --- 660 735

20X14 14.00 17.00 0.80 0.66 --- 665 745

20X16 18.00 18.00 0.80 0.70 --- 810 915

20X18 18.00 18.00 0.80 0.75 --- 820 945
20X20 18.00 18.00 0.80 0.80 --- 855 1015

24 X 6 15.00 19.00 0.89 0.55 --- 845 875

24 X 8 15.00 19.00 0.89 0.60 --- 860 895

24X10 15.00 19.00 0.89 0.68 --- 880 930

24X12 15.00 19.00 0.89 0.75 --- 890 960

24X14 15.00 19.00 0.89 0.66 --- 900 975

24X16 15.00 19.00 0.89 0.70 --- 915 1010

24X18 22.00 22.00 0.89 0.75 --- 1220 1365

24X20 22.00 22.00 0.89 0.80 --- 1255 1430

24X24 22.00 22.00 0.89 0.89 --- 1330 1570

*30 X 6 18.00 23.00 1.03 0.55 --- 1725 ---

---
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HOW TO ORDER
1. Determine O.D. of pipe, outlet size and thread type.

2. Select desired saddle type and tap order code.

3. Look under saddle listing to determine order number. Add tap code 

after base catalog number.

Example: For 6” C.I. Pipe with O.D. of 6.90 with 1” IP thread, order: 

406-0745 x 08IP.

For electro galvanized straps, order: 408-0745 x08IP

*Outlets Not available in 1-1/4”, 1-1/2”, 2” or 2-1/2”

**Outlets Not available in 2” CC or 2-1/2” IP

JCM Coated Service Saddles - Double Straps

JCM 406 Coated Saddle - Double Stainless Steel Straps

JCM 408 Coated Saddle - Electro Galvanized Straps
The JCM 406 and 408 utilize the heavy duty double strap saddle body

with a fusion applied, heavy resilient plastic coating. The JCM 406 is

furnished with two stainless steel straps. The model 408 is furnished with

two electro galvanized steel straps.

NOM.

PIPE

SIZE

(IN.)

PIPE 

O.D. RANGE

(IN.)

WT.

EA.

LBS.

CTN.

QTY.

JCM 406 SERVICE SADDLE JCM 408 SERVICE SADDLE

BASE CATALOG

NUMBER

X

ADD TAP CODE

BASE CATALOG

NUMBER

X

ADD TAP CODE

2 2.35 - 2.63 4 6 *406-0238 X -- *408-0238 X --

2-1/2 2.70 - 3.13 5 6 *406-0288 X -- *408-0288 X --

3 3.25 - 3.50 7 6 **406-0350 X -- **408-0350 X --

3 - 4 3.80 - 4.13 7 6 **406-0413 X -- **408-0413 X --

4 4.25 - 4.50 10 4 406-0450 X -- 408-0450 X --

4 4.50 - 4.80 10 4 406-0480 X -- 408-0480 X --

4 4.74 - 5.45 10 4 406-0545 X -- 408-0545 X --

5 5.50 - 5.56 10 4 406-0556 X -- 408-0556 X --

6 6.50 - 6.63 10 4 406-0663 X -- 408-0663 X --

6 6.63 - 6.90 10 4 406-0690 X -- 408-0690 X --

6 6.84 - 7.60 10 4 406-0745 X -- 408-0745 X --

8 8.50 - 8.63 12 4 406-0863 X -- 408-0863 X --

8 8.63 - 9.05 13 4 406-0905 X -- 408-0905 X --

8 8.99 - 9.79 13 4 406-0963 X -- 408-0963 X --

10 10.60 - 10.75 14 3 406-1075 X -- 408-1075 X --

10 10.75 - 11.10 14 3 406-1110 X -- 408-1110 X --

10 11.10 - 11.40 14 3 406-1140 X -- 408-1140 X --

10 11.00 - 12.25 14 3 406-1225 X -- 408-1225 X --

12 12.75 - 13.20 16 3 406-1320 X -- 408-1320 X --

12 12.75 - 13.50 16 3 406-1350 X -- 408-1350 X --

12 13.10 - 14.38 16 2 406-1426 X -- 408-1426 X --

12 - 14 14.00 - 15.20 15 1 406-1520 X -- 408-1520 X --

14 C-905 15.30 15 1 406-1530 X -- 408-1530 X --

14 - 16 15.20 - 16.60 15 1 406-1660 X -- 408-1660 X --

16 C-905 17.40 16 1 406-1740 X -- 408-1740 X --

16 - 18 17.30 - 18.88 16 1 406-1888 X -- 408-1888 X --

18 C-905 19.50 18 1 406-1950 X -- 408-1950 X --

18 - 20 19.00 - 20.50 18 1 406-2050 X -- 408-2050 X --

18 - 20 20.50 - 21.50 18 1 406-2125 X -- 408-2125 X --

20 C-905 21.60 20 1 406-2160 X -- 408-2160 X --

20 21.35 - 22.60 20 1 406-2260 X -- 408-2260 X --

20 22.50 - 23.70 20 1 406-2370 X -- 408-2370 X --

24 23.75 - 25.25 20 1 406-2525 X -- 408-2525 X --

24 C-905 25.80 20 1 406-2580 X -- 408-2580 X --

24 25.50 - 26.50 20 1 406-2650 X -- 408-2650 X --

OUTLET SIZES
TAP CODES

IP

TAP CODES

CC

1/2”

3/4”

1”

1-1/4”

1-1/2”

2”

2-1/2”

04

06

08

10

12

14

16

--

07

09

11

13

15

--
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JCM Flanged Coupling Adapters for Industrial Service
JCM 301 Standard Flexible Flanged Coupling Adapter
The JCM 301 FCA provides a quick simple means of joining flanged fittings to plain end pipe. The 301 will dampen vibration,
accommodate pipe deflection and expansion, provide for easy equipment removal and reinstallation, and eliminate the need for exact
measurements.

The Optional 301 Restrained Flanged Adapter provides torque head set screws which provide restraint for

applications in which the pipe may move or pull out of the coupling. Recommended for Steel, Stainless

Steel Cast Iron, Ductile Iron and other types of pipe applications.

JCM 301 Flanged Coupling Adapter furnished with Class 125/150 bolt pattern for 150 PSI service. For other flanges, see JCM 303 and 304 Fabricated
Flanged Coupling Adapters.

JCM 301 Dimensions

MATERIAL SPECIFICATIONS

Sleeve & Flanges: Sleeve - Ductile Iron Per ASTM A536
Flange - Ductile Iron with ANSI Class 125 & 150 bolt pattern

Gaskets: Styrene-Butadiene Rubber (SBR) has good physical properties. Compounded for use with water, salt solutions, mild acids and bases; has excellent abrasion resistance. Per ASTM D-

2000. Standard temperature range from -40o to 150oF (-40o to 65o C) constant, maximum intermittent 180oF (82oC). For applications on high temperatures or chemical pipelines,
contact JCM Industries Technical Services. The material is not recommended for use on oil, ozone or weather resistant applications.

Bolts: 5/8" Corrosion resistant, high strength low alloy oval neck track head bolts Corrosion resistant, high strength low alloy ASTM A242, A193 B5, B7. Optional A193 B8 304 stainless steel
or 316 stainless steel.

Epoxy Coated Alloy Hardware, Powercron 590-534 black cationic electrocoat.

Coating: Corrosion resistant shop coat paint primer. Optional fusion applied epoxy coating per ANSI C-213. Other coatings available upon request.

NOMINAL PIPE SIZE PIPE O.D. RANGE
CATALOG
NUMBER

QTY
OPTIONAL

SET SCREWS

APPR.
WT

EACH
(LBS.)

IN MM IN MM

3 80
3.50

3.80 - 4.17
88

96 - 150
301-0350
301-0396

4
4

17
17

4 100
4.00
4.50

4.80 - 5.10

101
114

121 - 129

301-0400
301-0450
301-0480

N/A
4
4

22
22
22

6 150
6.00
6.63

6.90 - 7.20

152
168

175 - 182

301-0600
301-0663
301-0690

N/A
8
8

37
37
37

8 200
8.00
8.63

9.05 - 9.40

203
219

229 - 238

301-0800
301-0863
301-0905

N/A
8
8

44
44
44

10 250
10.75

11.10 - 11.40
273

281 - 289
301-1075
301-1110

12
12

67
67

12 300
12.75 

13.20 - 13.50
323

335 - 342
301-1275
301-1320

12
12

94
94

*Set Screws are not for use on Asbestos Cement, HDPE or PVC pipe.
Add (R) to end of Catalog Number to indicate optional set screws.

Nominal
Size A B C D

3 8-1/8 5-1/4 3 5

4 9-1/8 5-1/4 3 5

6 11-1/8 7-5/16 3-1/2 5

8 13-1/2 9-9/16 3-1/2 5

10 16-1/4 11-9/16 4 6-1/2

12 19 13-5/8 4 6-1/2

Typical Application:
Connection

Temporary/Permanent
Connection/Insertion

Valves
Backflow Preventors

Flanged Fittings
Monitoring Equipment

Retrofit of Inline Fittings

For application parameters, 
contact JCM Engineered and 

Technical Sales
800-527-8482 or 903-832-2581

www.jcmindustrialfittings.com ©JCM Industries, Inc. I301-1214
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Special Notes For Use On HDPE Pipe
For use on 4 inch through 12 inch HDPE only. The use of a pipe wall stiffening insert is required for use on HDPE pipe. The stiffeners must be sized 
to encompass the entire bearing length of the restraint devices. Pipe systems must be engineered to prevent movement causing fitting to slide or 
rotate.

EBAA products for HDPE are designed for underground pressurized fluid service and are pressure rated to match the pipe SDR pressure rating, de-
rated as appropriate for service temperature. Maximum test pressure limited to pipe rated pressure.

MEGA-COUPLING®
Series 3800

Restrained Coupling
Features and Applications:

For use on:
	◦ Ductile Iron Pipe, 4 in. - 54 in.
	◦ C900 or ASTM D2241 PVC Pipe, 4 in. - 12 in.
	◦ C900-16 PVC Pipe, 14 in. - 36 in.
	◦ Carbon Steel Pipe, 4 in. - 12 in.
	◦ HDPE Pipe, 4 in. - 12 in.

Minimum 2 to 1 Safety Factor

MEGA-BOND® Restraint Coating System
For more information regarding MEGA-BOND, refer 
to our web site at www.ebaa.com

Constructed of: 
	◦ Restraint Rings - ASTM A536 Ductile Iron (DI)
	◦ Coupling Sleeve - 4 - 12 in., ASTM A536 DI
	◦ Coupling Sleeve - 14 in. and greater, Carbon Steel
	◦ Double Ended Threaded Rods w/Nuts - Corrosion 
Resistant, low alloy, high strength steel per ANSI/
AWWA C111/A21.11

Couplings meets or exceeds the applicable 
requirements of:
	◦ AWWA C219
	◦ ASTM A536
	◦ ANSI/AWWA C111/A21.11
	◦ ASTM D2000

•

•

•

•

•

Image depicts Series 3806 on 6 inch ductile iron pipe and 6 inch PVC pipe.

0221-Q Copyright 2021 © EBAA Iron, Inc.

Nominal
Pipe Size

Series
Number†

Shipping 
Weight

Ductile 
Iron Pipe

Steel
Pipe DR11 DR13.5 DR17 DR14 DR18 DR25 DR18 DR25 DR32.5 DR41

4 3804 36.50 350 350 160 130 100 305 235 165 - - - -

6 3806 49.40 350 350 160 130 100 305 235 165 - - - -

8 3808 67.93 350 350 160 130 100 305 235 165 - - - -

10 3810 85.46 350 350 160 130 100 305 235 165 - - - -

12 3812 103.98 350 350 160 130 100 305 235 165 - - - -

14 3814 157.18 350 - - - - - - - 235 165 125 80

16 3816 183.02 350 - - - - - - - 235 165 125 80

18 3818 201.64 250 - - - - - - - 200 165 - -

20 3820 229.93 250 - - - - - - - 200 165 - -

24 3824 364.24 250 - - - - - - - 165 165 125 100

30 3830 540.60 250 - - - - - - - - 165 125 -

36 3836 695.90 250 - - - - - - - - 125 125 -

42 3842 1,219.48 250 - - - - - - - - - - -

48 3848 1,449.76 250 - - - - - - - - - - -

54 3854 1,584.00 200 - - - - - - - - - - -

Pressure Ratings (PSI)
HDPE Pipe C900-16 PVC Pipe

The Series 3800 are designed to restrain forces based on the maximum 
working pressure ratings listed in the Pressure Ratings Table.

Forces experienced due to expansion/contraction of the pipe require special 
consideration.

For use on water or wastewater pipelines subject to hydrostatic pressure and 
tested in accordance with either AWWA C600 or ASTM D2774.

Weights units are pounds and are approximate values.
† See Page 3 of this brochure regarding specifying proper Series Number.



B

E

A1* A2** C

Sample Specification

Joint restraint to prevent axial separation shall be incorporated into the design of the sleeve or coupling used to 
connect two plain ends of same or dissimilar materials, such as Ductile Iron pipe, steel pipe, PVC pipe (C900 or 
ASTM D2241) and or High Density Polyethylene (HDPE) pipe.  Internal pipe wall stiffeners must be used when 
restraining HDPE. 

The restraint mechanism shall incorporate a plurality of individually actuating gripping surfaces to maximize 
restraint capability, and have torque limiting twist off nuts to insure proper actuating of the restraint devices.  The 
restraint devices shall be coated using MEGA-BOND®. For complete specifications on MEGA-BOND visit www.ebaa.
com.

The coupling sleeve internal surfaces (wetted parts) shall be lined with a minimum of 15 mils of fusion bonded 
epoxy conforming to the applicable requirements of ANSI/AWWA C213. The coating shall meet ANSI/NSF-61. 
Exterior surfaces shall be coated with a minimum of 6 mils of fusion bonded epoxy conforming to the applicable 
requirements of ANSI/AWWA C116/A21.16. Ductile Iron components shall meet or exceed the requirements of 
ASTM A536, and shall be tested in accordance with said standard. Sealing gaskets shall be constructed of SBR 
and Certified to requirements of ANSI/NSF 61.

The restrained joining system shall meet the applicable requirements of AWWA C219, ANSI/AWWA C111/A21.11, 
and ASTM D2000. 

The restrained coupling system shall be Series 3800 manufactured by EBAA Iron, Inc.

Series 3800 Submittal Reference Drawing 4 in. - 12 in.

Note: Dimensions are in inches (± 1%) and are subject to change without notice.

Nominal
Pipe Size

Series
Number†

A1
Pipe O.D.

(Maximum)

A2
Pipe O.D.

(Minimum)

B
Overall
Length

C††

Max. Restraint O.D.
(Casing Clearance)

D
Thrust Bolt

(Number-Size)

E
Barrel
Length

Maximum 
Deflection

4 3804XX 4.80 4.50 14.0 9.5 4 - ¾ x 14 7.5 4º
6 3806XX 6.90 6.63 14.0 12.1 6 - ¾ x 14 7.5 4º
8 3808XX 9.05 8.63 14.0 13.6 6 - ¾ x 14 7.5 4º

10 3810XX 11.10 10.75 14.0 16.0 8 - ¾ x 14 7.5 4º
12 3812XX 13.20 12.75 14.0 18.1 8 - ¾ x 14 7.5 4º

†† As installed with Twist-Off nuts off.† See following page regarding specifying proper Series Number.

E
B

A
A

 
I

R
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N

M
A

D
E
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N
 
U

S
A*DIP or C900

Outside
Diameter

**ASTM 2241
Outside

Diameter,
requires a

Transition Gasket
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D&L Supply Co.(DLS) claims proprietary rights to the information
disclosed in this document. The document is issued for information
only and may not, in part or in whole, be reproduced or disclosed to
anyone without the direct written consent of DLS. Dimensions are
for reference ONLY. DLS reserves the right to change dimensions

and or weights at its own discretion.

CONFIDENTIALITY STATEMENT

c:\_dls cad files\__dls drawings\a\a-1426\a-1426-r2l.dwg

= INDICATES MACHINED SURFACE

DATE:2022-08-31
EXCEEDS: H20 WHEEL LOADING

PRODUCT NUMBER:
ADAPTER: A-146-R2L

MATERIAL TYPE:

GRAY IRON: ASTM A-48 CL 35B

SEE US ONLINE AT
DLSUPPLYCO.COM

A A



A A

SECTION A-A

44"
383

8"
361

4"
6"

15
8"

D&L Supply Co.(DLS) claims proprietary rights to the
information disclosed in this document. The document is

issued for information only and may not, in part or in whole, be
reproduced or disclosed to anyone without the direct written

consent of DLS. Dimensions are for reference ONLY. DLS
reserves the right to change dimensions and or weights at its

own discretion.

CONFIDENTIALITY STATEMENT

c:\_dls cad files\__dls drawings\a\a-1426\a-1426-l1.dwg

= INDICATES MACHINED SURFACE

DATE:2022-08-31
EXCEEDS: H20 WHEEL LOADING

PRODUCT NUMBER:
RING: A-1426-L1

MATERIAL TYPE:

GRAY IRON: ASTM A-48 CL 35B

SEE US ONLINE AT
DLSUPPLYCO.COM



SEWER

29"

36"
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26 1/2"

25"

1
"

8
"

6
-3

/4
"

24 3/4"

1
"

1-3/4"

1"

1/2" GUSSETS
(6 EACH AT 60 DEGREES)

CAST IRON conforms to
ASTM A-48-93 Class 35B

Designation:

A-1180
Prepared by: 

D&L Supply (not to scale)

D&L model No. A-1180
Estimated Weight of

A-1180
405 lbs.

Date:

October 2001

Manhole Ring & CoverA-1180

Jesse Walker

Meets H-20 Wheel Loading

ALTERNATE COVERS AVAILABLE...
(SEWER, STORMDRAIN, WATER, etc...)

RINGS & COVERS BITUMINOUS COATED, UNLESS SPECIFIED OTHERWISE

DLFoundry & Supply

UT Sales: (801) 785-5015             fax: (801) 785-0835
 CA Sales: (707) 557-4525                    fax: (707) 557-4655

WA Sales: (509) 765-7952             fax: (509) 765-8124

&
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                           Weight: 2.15 lbs. each 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

NE MANHOLE STEPS 
 
 P.O. Box 925  10758 S.W. Manhasset Dr.  Tualatin, OR  97062  503-692-9860  800-666-0076  

Fax 503-692-9863  www.laneinternational.com 

LANE POLYPROPYLENE MANHOLE STEPS 

SPECIFICATIONS 
All Lane Poly Steps meet the requirements of 
ASTM C-478 and AASHTO M-199.  The 
polypropylene conforms to ASTM D-4101.  The 
½” Grade 60 reinforcing bar meets ASTM A-615. 
 

Step # 
P-10938  

Bright Red Reflectors 



ConSeal™ CS-102
Butyl Rubber Sealant 

Version: 29-Jan-20 
 
 
 
 

 

 

Butyl Rubber Sealant for All Precast  

Concrete Structures - Meets ASTM C990 

 

For concrete joints in: Manholes, Concrete Pipe, Vaults, Box Culverts,  
Septic Tanks, and Vertical Panel Structures.  Not intended for use in expansion joints or joints that move. 
 

• Provides permanently flexible watertight joints. 
• Low to high temperature workability: 30°F to 120°F (-1°C to +49°C) 
• Rugged service temperature: -30°F to +200°F (-34°C to +93°C) 
• Excellent chemical and mechanical adhesion to clean dry surfaces. 
• Greater cohesive and adhesive strengths. 
• Sealed joints will not shrink, harden or oxidize upon aging. 
• Controlled flow resistance for application ease. 
• ConSeal CS-102 meets the hydrostatic performance requirement as 

set forth in ASTM C990 section 10.1. 
(Performance requirement: 10psi for 10 minutes in straight alignment – 
in plant, quality control test for joint materials.) 

• ConSeal CS-102 meets or exceeds all of the requirements of Federal 
Specification SS-S-210 (210-A), and AASHTO M-198B. 

• No priming normally necessary. When confronted with difficult 
installation conditions, such as wet concrete or temperatures below 
40°F (4°C), priming the concrete will improve the bonding action. 
Consult Concrete Sealants for the proper primer to meet your 
application.  

 

Description Spec Required CS-102 

Color   Black 

Specific Gravity, 77°F 

(25°C) 

ASTM D71 1.15-1.50 1.25 

Ductility, 77°F (25°C) ASTM D113 5.0 min. 10 

Penetration, cone 77°F 

(25°C), 150 gm, 5 sec. 

ASTM D217 55-100 dmm 55-60 dmm 

Flash Point, C.O.C., °F ASTM D92 350°F min. 375°F 

Fire Point, C.O.C., °F ASTM D92 375°F min. 475°F 

Hydrocarbon plastic 

content, % by weight 

ASTM D297 50% min. 51% 

Inert material filler, % by 

weight 

AASHTO 

T111 

30% min. 35% 

Volatile Mater, % by weight ASTM D6 3% max. 1.2% 

___________________________________________________________________________________________________________________ 

30-Day Immersion Testing: No visible deterioration when tested in 5% Caustic Potash, 5% Hydrochloric Acid, 5% Sulfuric Acid, and 5% saturated 

Hydrogen Sulfide. 

One Year Immersion Testing: No visible deterioration when tested in 5% Formaldehyde, 5% Formic Acid,  

5% Sulfuric Acid, 5% Hydrochloric Acid, 5% Sodium Hydroxide, 5% Hydrogen Sulfide, and 5% Potassium Hydroxide. 
___________________________________________________________________________________________________________________ 

The following procedures should be followed for optimum sealant 
performance. 

• Clean the upper and lower joint surface with a stiff bristle brush.   
• Remove any dirt, debris, flashing, or concrete high points, which 

could keep the joint from coming together. 
• If necessary, a joint primer can be applied to improve sealant 

adhesion. Allow the primer to dry before placing sealant. 
• DO NOT PLACE ANY JOINTS WITHIN 12” OF A CORNER. 

• Join the sealant into one continuous strand by kneading the ends 
together where they meet. Do not stretch the sealant.   

• A minimum compression of 50% is required.  Greater than 50% 
compression is optimal.  It may take 15-20 minutes for the sealant 
to fully compress depending on the ambient temperature and the 
weight being applied. 

  

Reference Installation Instructions for “Butyl Sealing Tapes” for more detailed instructions. 
___________________________________________________________________________________________________________________ 

 
This information is presented in good faith, but we cannot anticipate all conditions under which this information and our products, or the products of other manufactures in combination with our products, may be used. 

We accept no responsibility for results obtained by the application of this information or the safety and suitability of our products, either alone or in combination with other products. Users are advised to make their own 

tests to determine the safety and suitability of each such product or product combinations for their own purposes. It is the users’ responsibility to satisfy himself as to the suitability and completeness of such information 

for this own particular use. We sell this product without warranty, and buyers and users assume all responsibility and liability for loss or damage arising from the handling and use of this product,  

whether used alone or in combination with other products. 





Mayor
Rick Rosenberg

City Manager 
Brock Jacobsen

  CITY COUNCIL

  City Council
Denny Drake
Leina Mathis

Ben Shakespeare
Jarett Waite

Christa Hinton

Meeting Date: 13/Dec/23 Agenda Item: 11

Applicant: Santa Clara City      Requested by: Chris Shelley 

Subject: Notice of Public Meetings

Description:
Staff is asking to Consider approval of the 2024 Notice Of Public Meetings.  This is done annually and will 
bring the City in compliance with Utah Code 52-4-202(2)(a).

Recommendation: N/A
Cost: N/A
Legal Approval: N/A
Finance Approval: N/A
Budget Approval: N/A

      Attachments: N/A

2603 Santa Clara Drive, Santa Clara, Utah 84765
Phone (435) 673-6712 Fax (435) 628-7338



CITY OF SANTA CLARA 
NOTICE OF PUBLIC MEETINGS 

2024 
    
City Council:   
Regular Meetings 

-  2nd and 4th Wednesday of each month at 5:00 p.m. with the exception of the         
Thanksgiving and Christmas Holidays.  

 
 Regular Work Meeting  

- 3rd Wednesday of each month at 5:00 p.m. with the exception of the Thanksgiving and 
Christmas Holidays. 

 
Planning & Zoning Commission/Land Use Authority: 

- 2nd and 4th Thursday of each month at 5:30 p.m. 
 
Heritage Commission: 

 -  1st Thursday at 4:00 p.m. - Quarterly: January, April, July & December 
 
Economic Development Commission: 

- 4th Tuesday of each month at 5:00 pm. 
 

City Council may call Special Meetings When needed.  
 
Agendas of all city meetings, both regularly scheduled and special or work meetings, are sent to the 
Spectrum and posted at the Santa Clara Town Hall, the Santa Clara Post Office and on the Public 
Notice Website at http://pmn.utah.gov at least 24 hours prior to the meeting time. 
 
All meetings are held in the Santa Clara Town Hall, 2603 Santa Clara Drive, Santa Clara, Utah unless 
otherwise noticed on the meeting agenda. 
 
In compliance with the Americans with Disabilities Act, individuals needing special accommodations, 
including auxiliary communicative aids and services, during any of these meetings, should notify the 
City Recorder Chris Shelley at 673-6712 Ext. 203 at least 24 hours prior to the meeting. 
 
This notice is published in compliance with Utah Code 52-4-202(2)(a). 
 
 
Chris Shelley 
City Recorder 



Mayor 

Rick Rosenberg 

City Manager 

Brock Jacobsen 

  CITY COUNCIL 

  City Council 
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Subject: Pre-Pay Transaction Tax Certificate 

Description: 

The Internal Revenue Code and US Treasury Regulations ("Tax Code and Regulations”) contain 
special provisions that allow tax-exempt bonds to be issued to finance prepayments for natural gas 
and electricity. 

The Tax Code and Regulations require that the prepaid (discounted) gas or electricity (including 
electricity that is generated using prepaid natural gas as fuel) be used by UAMPS members to serve 
retail customers in their municipal utility service areas. This is referred to as the “Qualifying Use” 
requirement. 

This resolution states that Santa Clara City agrees to the terms and conditions of the Tax Certificate 
and Agreement. 

Recommendation: Approval 

Cost: 0 

Legal Approval: Yes 

Finance Approval: N/A 

Budget Approval: N/A 

 Attachments: N/A

2603 Santa Clara Drive, Santa Clara, Utah 84765 
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TALKING POINTS RE PREPAY TRANSACTION 

NOVEMBER 27, 2023 

 

OVERVIEW 

• The Internal Revenue Code and US Treasury Regulations ("Tax Code and Regulations”) contain special 

provisions that allow tax-exempt bonds to be issued to finance prepayments for natural gas and 

electricity. The prepay transactions are structured to convert the difference between the issuer’s 

lower (tax-exempt) cost of funds and the prepaid energy supplier’s higher (taxable) cost of funds into 

a discounted price for prepaid energy.  

o The initial discount is expected to be at least 7.5% and will be determined before closing.  

o The amount of the discount will be reset periodically over the term of the prepay (every five 

to ten years) when the bonds are refinanced.  

• UAMPS will assign existing gas or electricity purchase agreements into the prepay transaction and 

the discount will be applied to the contract prices under these agreements. 

• The Tax Code and Regulations require that the prepaid (discounted) gas or electricity (including 

electricity that is generated using prepaid natural gas as fuel) be used by UAMPS members to serve 

retail customers in their municipal utility service areas. This is referred to as the “Qualifying Use” 

requirement. 

• The date of closing has not yet been determined but will likely take place in Q1 2024. 

• The term of the transaction is thirty years. 

CONTRACT STRUCTURE 

• Southeast Energy Authority (“SEA”) will issue bonds for a 30-year prepayment for gas or electricity 

from a special purpose entity (“Prepay LLC”) organized by J. Aron & Company, the commodities 

affiliate of Goldman Sachs & Co.  

o UAMPS has no obligation on the bonds issued by SEA. 

• UAMPS will assign previously-executed gas purchase or power purchase agreement(s) to J. Aron 

through a Limited Assignment Agreement (“LAA”). 

o The LAA does not require any changes to the existing purchase agreement, but will be 

consented to by the seller. 

o The LAA is designed to leave the seller indifferent to the prepay. All interactions between 

UAMPS and seller remain the same. 

o The amount of gas or electricity purchases assigned to J. Aron under the LAA establishes the 

monthly cashflows required over the 30-year term of the prepay. 

• UAMPS will first assign a 5-year gas purchase made to fuel the Nebo Power Plant into the prepay.  

o UAMPS is assigning less than the total amount of prepaid gas to allow for flexibility in future 

assignments. 

o In the future UAMPS will assign other gas or power purchase agreements, such as Red Mesa 

or Steel Solar, into the prepay to support the required monthly cashflows and to continue to 

receive the discount from the prepay. 

• The LAA provides J. Aron “flash title” to the assigned gas or electricity, which is then delivered to 

Prepay LLC, which is then delivered to SEA, which then delivers the gas or electricity to UAMPS. 
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o If the prepaid transaction terminates for any reason, the LAA also terminates and UAMPS 

and the seller are restored to their original positions. 

• UAMPS will enter a “Commodity Supply Agreement” with SEA to purchase the gas or electricity from 

SEA at a discount.  

• The bonds issued by SEA will need to be refinanced from time to time over the 30-year term of the 

prepay. When the bonds are refinanced, the discount available to UAMPS under the Commodity 

Supply Agreement will need to be reset. 

o Changes in market conditions could lead to a lower (or higher) savings for UAMPS.  

o The Commodity Supply Agreement will specify the minimum discount to be achieved for 

each reset period. If minimum is not achieved, UAMPS may choose not to take energy from 

the prepay project during the reset period. 

QUALIFIED USE CERTIFICATE 

• UAMPS has provided a resolution for the governing boards of the Payson Power Project Participants 

(“Participants”) that approves the form of a “Qualified Use Certificate” for the prepaid energy. Please 

have the resolution signed and returned to UAMPS. 

o Complete the resolution by filling in the date it was adopted on page 2 Please do not make 

changes to these documents without contacting UAMPS. 

o The resolution may be passed at any time. 

o Do not complete or sign the generic form of the Qualified Use Certificate that’s attached to 

the resolution. We will send you a final, individualized Qualified Use Certificate a few weeks 

before the bond closing for execution.  

• The Qualified Use Certificate states that the electricity that the Participant receives from the prepay 

will be used to serve retail customers located in the established service territory of its electric utility 

system.  

o If, during the term of the prepay, a Participant uses the electricity for a non-Qualified Use, it 

agrees that it will cooperate with UAMPS to remediate the non-Qualified Use through its 

other power purchases from UAMPS. 

• The Participant must also confirm in the Qualified Use Certificate that the amount of its historic 

electricity sales to its retail customers equals or exceeds the amount of electricity attributable to its 

Entitlement Share under the Payson Power Sales Contract. 



Santa Clara Participant Resolution for Prepaid Gas.docx 
8703639/JCB

 RESOLUTION 2023-16R AUTHORIZING A TAX CERTIFICATE AND 
AGREEMENT FOR UAMPS’ PAYSON POWER PROJECT; AND RELATED 
MATTERS. 

***           ***          *** 

WHEREAS, City of Santa Clara, Utah (the “Participant”) is a member of Utah Associated 
Municipal Power Systems (“UAMPS”) and is a Participant in the Payson Power Project (the 
“Project”) under the Payson Power Project Power Sales Contract dated as of June 1, 2002, as 
supplemented (the “Power Sales Contract”) between the Participant and UAMPS;* 

WHEREAS, the Participant has been advised that UAMPS proposes to enter into a 
Commodity Supply Contract (the “Supply Contract”) with Southeast Energy Authority, a 
Cooperative District (“SEA”) to purchase a portion of the natural gas necessary for the operation 
of the Project at price that reflects a discount from the current contract price of natural gas for the 
Project being paid by UAMPS, and that the savings from such discount will be applied by UAMPS 
for the benefit of the Participant and the other Participants in the Project based on their respective 
Entitlement Shares; 

WHEREAS, the Participant has been advised that SEA will issue bonds to finance a 
prepayment for the natural gas that it sells to UAMPS under the Supply Contract (the “Prepay 
Bonds”) with the intention that the interest on the Prepay Bonds will qualify for tax exemption 
under Section 103 of the Internal Revenue Code of 1986, as amended (the “Code”); and 

WHEREAS, the Participant acknowledges that its use of the electricity it purchases from its 
Entitlement Share under the Power Sales Contract will be subject to certain restrictions that are 
necessary to establish and maintain the tax-exempt status of interest on the Prepay Bonds, and 
desires to adopt this resolution to authorize a Tax Certificate and Agreement that sets forth the 
Participant’s agreement to comply with such restrictions; 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF SANTA CLARA, 
UTAH, AS FOLLOWS: 

Section 1. Approval of Tax Certificate and Agreement.  The Tax Certificate and 
Agreement, in substantially the form attached hereto as Exhibit A, is hereby authorized and 
approved. 

Section 2. Authorized Officers; Final Changes and Dating.  The Participant’s 
Representative and Alternate Representative to UAMPS (the “Authorized Officers”) are each 
hereby authorized to execute and deliver the Tax Certificate and Agreement and to deliver the 
same to UAMPS on behalf of the Participant.  Each of the Authorized Officers is hereby delegated 

* Capitalized terms used and not otherwise defined herein have the meanings assigned to them in the Power
Sales Contracts and the Tax Certificate and Agreement.



- 2 -

authority to approve such changes to the Tax Certificate and Agreement as are necessary to 
complete the form thereof, together with any minor or non-substantive changes, and his or her 
execution of the Tax Certificate and Agreement shall be conclusive evidence of such approval.  
The Authorized Officers shall deliver an executed and undated copy of the Tax Certificate and 
Agreement on or prior to the date requested by UAMPS, and UAMPS is hereby be authorized to 
deliver the Tax Certificate and Agreement, dated the issue date of the Prepay Bonds, to SEA on 
behalf of the Participant.  

Section 3. Other Actions With Respect to the Tax Certificate and Agreement.  The 
Authorized Officers shall take all action necessary or reasonably required to carry out and give 
effect to the Tax Certificate and Agreement including adjusting the priority of the Participant’s 
resources within the UAMPS Power Pool to ensure the Qualified Use of the electricity from the 
Participant’s Entitlement Share in the Project. 

Section 4. Severability.  If any section, paragraph, clause, or provision of this 
resolution shall for any reason be held to be invalid or unenforceable, the invalidity or 
unenforceability of such section, paragraph, clause, or provision shall not affect any of the 
remaining provisions of this resolution. 

Section 5. Effective Date.  This resolution shall be effective immediately upon its 
approval and adoption. 

ADOPTED AND APPROVED by the City Council of the City of Santa Clara, Utah, this day, 
___________________. 

CITY OF SANTA CLARA, UTAH 

By  ____________________________________ 
 Mayor 

[SEAL] 

ATTEST: 

________________________________ 
City Recorder 
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EXHIBIT A 

TAX CERTIFICATE AND AGREEMENT 

This Tax Certificate and Agreement is executed in connection with the Commodity Supply 
Contract (the “Supply Contract”) between Southeast Energy Authority, a Cooperative District 
(“SEA”) and Utah Associated Municipal Power Systems (“UAMPS”). 

WHEREAS, Santa Clara City (the “Participant”) is a member of UAMPS and has entered 
into the Payson Power Project Power Sales Contract dated as of ___________1 (the “Power 
Sales Contract”) with UAMPS; 

WHEREAS, the Participant understands that UAMPS has entered into the Supply Contract 
to obtain a supply of natural gas for use as fuel in the operation of the Payson Power Project, and 
that UAMPS will sell a portion of the electricity generated with such natural gas to the Participant 
in accordance with its Entitlement Share under (and as such term is defined in) the Power Sales 
Contract; 

WHEREAS, the Participant further understands that SEA will issue bonds to finance a 
prepayment for the natural gas that it sells to UAMPS under the Supply Contract (the “Prepay 
Bonds”) with the intention that the interest on the Prepay Bonds will qualify for tax exemption 
under Section 103 of the Internal Revenue Code of 1986, as amended (the “Code”); and 

WHEREAS, the Participant acknowledges that its use of the electricity it purchases from its 
Entitlement Share under the Power Sales Contract is subject to certain restrictions that are 
necessary to establish and maintain the tax-exempt status of interest on the Prepay Bonds; 

ACCORDINGLY AND IN FURTHERANCE OF THE FOREGOING, THE PARTICIPANT HEREBY 
CERTIFIES AND AGREES AS FOLLOWS: 

1. The Participant is a political subdivision of the State of Utah, and owns and
operates a municipal utility system that provides electricity service to retail customers located in 
an established service area (the “System”). 

2. The Participant will (a) use all of the electricity it acquires from its Entitlement Share
under the Power Sales Contract in a Qualified Use (as defined below), (b) not take any action (or 
make any allocation) that is inconsistent with the Qualified Use of such electricity, (c) not take or 
omit to take any action which could adversely affect the tax-exempt or tax-advantaged status of 
interest on the Prepay Bonds or any refunding bonds issued by SEA, (d) take, and pay the costs 
of, such remedial actions as may be necessary to maintain the tax-exempt or tax-advantaged status 

1 (a) “June 1, 2002” for Fairview, Monroe, Mt. Pleasant, Payson and Springville, (b) “June 1, 2002, as
supplemented” for Ephraim, Hurricane, Hyrum, Kaysville, Lehi, Logan, Santa Clara, Spring City, SESD and
Washington, and (c) “December 1, 2009” for TDPUD.

2 Utah for all Participants, except California for TDPUD. 
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of interest on the Prepay Bonds or any refunding bonds in the event of its failure to use such 
electricity in a Qualified Use, and (e) act in accordance with such reasonable written instructions 
as may be provided by SEA (through UAMPS) from time to time in order to maintain the tax 
exempt or tax-advantaged status of the Prepay Bonds. 

3. “Qualified Use” means the sale of electricity to retail customers located within the
“electricity service area” of a municipal utility pursuant to generally applicable and uniformly 
applied rate schedules or tariffs; provided that: (a) “Qualified Use” shall not include any sale of 
electricity that gives rise to “private business use” or a “private loan” within the meaning of Section 
141 of the Code; and (b) “Qualified Use” shall include such additional uses of electricity as may 
be approved by SEA (through UAMPS) with a favorable opinion of bond counsel.  For purposes 
of this definition: (i) “electricity service area” has the meaning assigned to such term in U.S. 
Treasury Regulation Section 1.148-1(e)(2)(iii); and (ii) a “municipal utility” is a state or local 
government unit that owns and operates an electric distribution utility. 

4. In each of the five calendar years preceding 2024, the amount of electricity sold to
retail customers in the Participant’s electricity service area has equaled or exceeded the amount of 
electricity attributable to its Entitlement Share under the Power Sales Contract (excluding the 
amount of electricity that the Participant was obligated to take under a long term agreement that 
was either (i) purchased pursuant to a long term prepaid agreement using the proceeds of tax-
exempt or tax-advantaged obligations, or (ii) generated from gas that a person is obligated to take 
under a long term agreement that was purchased pursuant to a long term prepaid agreement using 
the proceeds of tax-exempt or tax-advantaged obligations), and it anticipates this to be the case in 
2024. 

5. References to the “Bonds” in Section 17(c) [Sale or Assignment of Electric System
or Power Sales Contract] and Section 17(f) [Tax Status] of the Power Sales Contract shall be 
deemed to include the Prepay Bonds at all times while the Supply Contract is in effect. 

6. The Participant expects to make the required payments under the Power Sales
Contract solely from the current revenues of the System. 

Dated: __________, 2024. 
[NAME OF PARTICIPANT] 

By:  ________________________________ 
[Name] 
[Title] 
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FIRST AMENDMENT TO DEVELOPMENT AGREEMENT 
 

 This FIRST AMENDMENT TO DEVELOPMENT AGREEMENT (“Amendment”) is made and 
entered into effective December ____, 2023 by and between the City of Santa Clara, a municipal 
corporation and subdivision of the State of Utah (“City”), and ENLAW LLC, a Utah limited 
liability company and its assigns (“Developer” and collectively with City referred to as the 
“Parties” or each individually as a “Party”) for the land located in what is generally known as 
Black Desert Resort (“Planned Community”). 
 

RECITALS 
 
 A. Developer and City entered that certain Development Agreement dated September 23, 
2021 (the “Development Agreement”).   
 
 B.  The Parties now desire to amend and/or restate certain provisions of the Development 
Agreement. 
 
 C. Thus, by this Amendment the Parties agree to amend and/or replace the Development 
Agreement as set forth below.   
 

AMENDMENT 
 
 NOW, THEREFORE, in consideration of the mutual covenants hereinafter set forth and for other 
good and valuable consideration, the parties agree to amend the Development Agreement as 
follows: 
 
 
1.  Concept Plan, Project Plan, Replacement of Exhibit B of the Development 
Agreement.  For the sake of clarity throughout the Development Agreement, wherever the term 
“Concept Plan” is used it is intended to mean “Project Plan” as that term is used in the applicable 
City code for planned developments and set forth in SC City Code § 17.68. The Parties hereby 
agree that Exhibit B of the Development Agreement is hereby amended, restated and replaced a 
new Exhibit B as set forth in Exhibit 1 hereto.   
 
2. Replacement of Paragraph 8.A.i..  The City and Developer agree that Paragraph 8.A.i. 
of the Development Agreement is hereby struck in its entirety and replaced with the following: 
 

i. Subdivision of Planning Areas. 

Developer shall have the discretion to determine when each Planning Area 
will be developed.  When Developer elects to move forward with the 
development of Planning Area, Developer shall cause the same to be 
subdivided in accordance with the General Plan and applicable City Code.  In 
no event shall the Development Property or any Planning Area therein or 
portion thereof be conveyed to any Secondary Developer for development 
without the Development Property being appropriately subdivided and 
planned including with respect roadways and the appropriated dedications of 
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the same to the City pursuant to the General Plan and applicable City Code.  
City and Developer shall cooperate in development and approval of the 
division of the Development Property into the distinct Planning Areas, and in 
that process determine the parcels to be dedicated or otherwise conveyed at 
no cost to the City as public trails, Open Space and/or other public facilities. 
City and Developer shall also cooperate in the development of street and 
utility plans to service the Planned Community. Developer shall coordinate 
with City through Developer’s engineer. 

(a) Temporary Maintenance Facility Agreement.  On [DATE] the City and 
Developer entered into a Temporary Maintenance Facility Agreement, 
a copy of which is attached hereto as Exhibit 2 (“TMF Agreement”).  
Notwithstanding the provisions of the immediately preceding paragraph 
Developer shall be responsible to meet all of the requirements set forth 
in the TMF Agreement including with respect to the infrastructure 
attendant thereto.  The TMF Agreement shall only apply to the 
Temporary Maintenance Facility and nothing in the TMF Agreement 
shall relieve Developer’s responsibilities under the Development 
Agreement with respect to the remainder of the Development Property.   

3. Replacement of Paragraph 8.N.  The City and Developer agree that Paragraph 8.N. of 
the Development Agreement is hereby struck in its entirety and replaced with the following: 
 

N.  Walking/Biking Trails. 
 

Developer will construct and dedicate to the City all trails designated on the 
City’s trail master plan (“Required Trails”). Such dedication may be by 
easement or such other means as the Parties mutually agree.  All such trails shall 
be dedicated and constructed not later than the dedication of all other required 
public rights of way in the given or adjacent parts of the Development Property, 
and constructed not later than all other required public improvements. 
Developer shall design and construct all trails in accordance with the trail 
master plan and applicable City standards set forth in the City Code and General 
Plan generally and approved plans for such trail specifically.  A map of the 
City’s trail master plan is attached hereto as Exhibit “C”.  The City 
acknowledges that the actual trails may not be constructed in the precise 
location shown on the map as changes based upon topography and design layout 
will affect the as built location. This paragraph shall only apply to the Required 
Trails, and Developer shall be entitled to build any other trails it chooses and 
may construct such trails in the form and manner of its choosing.   
 
Developer when filing a subdivision plat for approval shall be required to report 
with the following information regarding Required Trails:  (a) how Required 
Trails that run within the proposed subdivision will be provided; (b) what if any 
changes have been made in terms of how such Required Trails will connect to 
other Required within the Development Property; and (c) how such Required 
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Trails will connect to the trails within the City’s trail master plan that run from 
the Development Property.        

 
4. Replacement of Paragraph 8.P.  The City and Developer agree that Paragraph 8.P. of the 

Development Agreement is hereby struck in its entirety and replaced with the following: 

P. Road Circulation and Traffic Impacts.  

Except as may be set forth more specifically in this Agreement, Developer agrees 
generally that (a) all public roadways which are interior to the Development Property 
shall be dedicated and improved no later than the development of adjacent real property, 
or real property to be serviced by such roadways, and (b) all public roadways which 
run adjacent to the Development Property shall be dedicated and improved to half width 
no later than Developer’s adjacent real property, or real property to be serviced by such 
roadways.  Roadways adjacent to unimproved open space shall be dedicated and 
improved in a time and manner ensuring continuity of access throughout the 
Development Property.  Off-site access roads identified in this Agreement and a Traffic 
Impact Study must be dedicated and constructed to provide ingress and egress to and 
from the Development Property. The requirements for off-site traffic improvements 
shall be as set forth in a separately commissioned third party traffic study paid for by 
Developer, which study shall consider the following and the timing of the same:  

i. A new collector road to connect Red Mountain Drive to Hamlin Parkway.  This 
road is anticipated to be located upon the real property of a third-party.  Developer 
shall take all commercially reasonable efforts to secure the third-party agreements 
that may be necessary to accomplish the required dedication and construction of 
related improvements on third-party property.  

ii. A new major collector road to connect Rachel Drive to Red Mountain Drive (along 
the northern boundary of Areas 7 and 8).  The City currently owns a portion of this 
right-of-way; however, the remaining width required for a half-width roadway 
must be dedicated by Developer and all required improvements constructed to half 
width, in the time and manner required by this Agreement and applicable 
ordinances. 

iii. A new 3-way or 4-way traffic signal (as appropriate) at the intersection of the new 
major collector road described in ii. above and Red Mountain Drive.  Whether the 
traffic signal is 3-way or 4-way shall ultimately be determined by whether 
Developer intends to continue the new major collector road into the Development 
Property east of Red Mountain Drive. 

iv. Road and related improvements at the intersection of Red Mountain Drive and 
Pioneer Parkway, and all improvements required to accommodate a new 4-way 
traffic signal; however, the City has determined that the traffic signal 
improvements themselves are impact fee eligible and installation of the traffic 
signal improvements will be completed by the City, at the City’s cost. 

v. That portion of Pioneer Parkway shown on the Plan as being directly adjoining 
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unimproved open space shall not be required to include sidewalks or landscaping. 

vi. There shall be a turnaround at any location between St. George and the City where 
the public roads of the City meet the private roads of the Entrada development, 
which may be placed at location mutually agreed upon between the City and 
Developer.       

vii. The Red Mountain Drive extension north of Pioneer Parkway shall not be required 
to be dedicated or improved until the roadway is required for primary or secondary 
access to any portion of the Project to be developed.  Developer recognizes that 
this requirement could be triggered by the need to provide secondary access to 
portions of the Project outside the City.  However, the full width crossing over the 
Tuacahn Wash shall be completed or adequate guarantee of performance given 
pursuant to City ordinance prior to the recording of any final plat requiring the 
same for access.  Developer and the City agree to work together in good faith on 
an agreement to establish the parties’ respective shares of cost for such crossing, 
and Developer shall be responsible for construction of the same. 

viii. Prior to the triggers for road dedication and improvement set forth in this 
Section 8.P. and in applicable City ordinances, construction traffic servicing the 
Project may utilize Red Mountain Drive and other unimproved roadways prior to 
any bridge construction or road improvement. Construction traffic servicing 
Developer’s properties in Ivins shall not be routed through the City. 

ix. Any additional information for the above listed items mutually agreed to by the 
City and Developer.  

x. The third party traffic study described by this section shall be required to be 
provided to the City by Developer as a condition precedent to the approval of the 
first condominium plat or subdivision involving the development of the 101st Unit 
by Developer. 

 
5. Capitalized Terms. Capitalized terms not specifically defined herein shall have the 
meaning set forth in the Development Agreement. 
 
6. Limit on Amendment:  This Amendment is limited to the terms expressly provided herein 
and except as set forth in this Amendment the Development Agreement is and shall remain 
unaffected and shall continue in full force and effect in accordance with its terms. 
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IN WITNESS WHEREOF, the parties hereunder have executed this Agreement on the date first 
written above. 
 
     DEVELOPER 
 
ENLAW, LLC, a Delaware limited liability 
company 
By its manager RS18 Entrada Manager LLC, 
a Utah limited liability company 

_____________________________ 
By: Justin Belliveau, Manager of RS18 
Entrada Manager LLC 
 
BD Resort Center LLC, a Delaware limited 
liability company 
By: BD Resort Center Manager LLC, a Utah 
limited liability company, its Manager 
By: Reef Private Equity LLC (f.k.a. Stillwater 
Equity Partners LLC), a Utah limited liability 
company, its Manager  

By: ________________________________ 
Name: Justin Belliveau 
Title: Manager of Reef Private Equity 
 

CITY OF SANTA CLARA 
 
 
______________________________ 
Rick Rosenberg, Mayor 
Attest: 
 
 
______________________________ 
Chris Shelley, City Recorder 
 
 

STATE OF UTAH,  ) 
: ss. 

County of Washington. ) 
 
On the ______ day of December, 2023, personally appeared before me Justin Belliveau, who being 
by me duly sworn did say that he is the Manager of RS18 Entrada Manager LLC, which is the 
Manager of Enlaw, LLC; and further that he is the Director of Stillwater Equity Partners, which is 
the Manager of BD Resort Center Manager LLC, which is the Manager of BD Resort Center LLC; 
and that he/she executed the foregoing Black Desert Development Agreement in behalf of said 
companies, being authorized and empowered to do so, and that the companies executed the same 
freely and voluntarily for the uses and purposes stated therein. 
 
______________________________ 
Notary Public 
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EXHIBIT 1 
(NEW EXHIBIT B TO DEVELOPMENT AGREEMENT) 
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Exhibit B 
(Project Plan) 
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EXHIBIT 2 
(Temporary Maintenance Facility Agreement) 



 

TEMPORARY MAINTENANCE FACILITY AGREEMENT

This TEMPORARY MAINTENANCE FACILITY AGREEMENT (“Agreement”) is entered into as of 
_______________ (“Effective Date”) by and between Enlaw, LLC, a Delaware limited liability 
company and BD Resort Center LLC, a Utah limited liability company (“Developer”) and the 
City of Santa Clara, a municipal corporation and political subdivision of the State of Utah 
(“City” and together with Developer as the “Parties”).

RECITALS

WHEREAS, Developer owns or controls approximately 570 acres (297.56 within the City) of land 
spanning from Pioneer Parkway to the northern and eastern limits of the City’s boundary and 
continuing north and northeast into Ivins City (“Ivins”) across the pristine lava flows and north 
of the Ivins “Horses” roundabout. The portion within the City lies at the City’s most northern 
and eastern boundaries; and

WHEREAS, Developer’s real property within the City is described in the Development 
Agreement’s Exhibit “A” (hereafter the “Development Property”); and

WHEREAS, the City and Developer previously entered into that Black Desert Development 
Agreement (“Development Agreement”), recorded with the Washington County Recorder on 
September 29, 2021, as Doc # 20210063764; and

Whereas, in furtherance of the development set forth in the Development Agreement, Developer 
desires to place a temporary maintenance facility (“Maintenance Facility”) on the Development 
Property.

NOW, THEREFORE, in consideration of the mutual covenants and conditions contained herein, the
Parties mutually agree as follows:

TERMS

1. Recitals.

The Recitals above are hereby incorporated into this Agreement.

2. Definitions. 

Capitalized terms shall have the meanings as defined herein. Any capitalized term not 
defined herein shall have the meaning ascribed to it in the Development Agreement.

3. Maintenance Facility.

a. Length of Time  :  the Maintenance Facility will be installed on the Property for no 
longer than 12 months, with up to three (3) extensions of up to six (6) months 
each. 
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b. Location  :  the Maintenance Facility will be installed at the location designated in 
the site plan attached hereto as Exhibit “A”.

c. Purpose  :  the Maintenance Facility will be used for maintenance offices, with a 
shed that will store maintenance equipment.

d. Structures  :  the Maintenance Facility will consist of up to 2 trailers and 1 metal 
shed structure.

e. Fencing  :  the Maintenance Facility will be screened by a chain-link metal fence, 
with screening/privacy fabric wrap.

f. Power and Water  :  power and water shall be connected at the meter nearest to the 
Maintenance Facility.

g. Sewer  :  the sewer for the Maintenance Facility will be connected to the nearest 
accessible sewer utility.

h. Dust  :  for dust control off the road, Developer will place #2 crushed stone 
(aggregate) from Pioneer Parkway to the entrance of the Maintenance Facility.

4. Compliance with City Design and Construction Standards.

Developer acknowledges and agrees that unless expressly stated otherwise, nothing in 
this Agreement shall be deemed to relieve it from the obligation to comply with all 
applicable laws and requirements of the City necessary for development of the Planned 
Community, including the payment of fees and compliance with the City’s design and 
construction standards for public improvements which are approved at the time of 
construction, except as may be specifically set forth otherwise herein. Further, the 
temporary buildings allowed under this agreement have been approved by the planning 
commission under Santa Clara City Code section 17.24.100 and will comply with all 
requirements thereof.

5. Compliance with Planned Community Design Standards.

Developer acknowledges and agrees that unless expressly stated otherwise, nothing in 
this Agreement shall be deemed to relieve it from the obligation to comply with all 
applicable architectural, landscape, and other design guidelines for development and 
construction of lots and parcels in the Planning Areas.  The 

6. Improvement Costs.

Developer acknowledges and agrees that unless expressly stated otherwise, Developer 
will bear the costs to install and maintain the Maintenance Facility under this Agreement.

7. Assignment.

Neither this Agreement nor any of the provisions, terms or conditions hereof can be 
assigned to any other party, individual or entity without assigning also the responsibilities
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arising hereunder. This restriction on assignment is not intended to prohibit or impede the
sale by Developer.

8. No Joint Venture; Partnership or Third-Party Rights.

This Agreement does not create any joint venture, partnership, undertaking or business 
arrangement between the parties hereto nor any rights or benefits to third parties, except 
as expressly provided herein.

9. Integration.

This Agreement contains the entire agreement between the parties with respect to the 
subject matter hereof and integrates all prior conversations, discussions or understandings
of whatever kind or nature and may only be modified by a subsequent writing duly 
executed and approved by the parties hereto.

10. Notices.

Any notices, requests, or demands required or desired to be given hereunder shall be in 
writing and should be delivered personally to the party for who intended, or, if mailed by 
certified mail, return receipt requested, postage prepaid to the parties as communications 
under this Agreement shall be deemed to have been given and received and shall be 
effective three (3) days after deposit in the U.S. Mail to the recipient’s address as set forth
herein:

City:
Santa Clara City
Attn: City Manager
2603 Santa Clara Drive
Santa Clara, UT 84765

With a copy to:
Santa Clara City Attorney
Attn: Matthew J. Ence
Snow Jensen & Reece, PC
912 West 1600 South, Ste. B200
St. George, UT 84765

Developer:

Enlaw, LLC & BD Resort Center LLC
Attn: Patrick Manning
1500 Black Desert Drive
Ivins, UT 84738

With a copy to:
Jenkins Bagley, PLLC
Attn: Bruce C. Jenkins
285 W. Tabernacle, Ste. 301
St. George, UT 8477

Any party may change its address by giving written notice to the other party in 
accordance with the provisions of this section.
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11. Law and Usage.

Any dispute regarding this agreement shall be heard and settled under the laws of the 
State of Utah. Whenever the context requires, the singular shall include the plural, the 
plural shall include the singular, the whole shall include any part thereof, any gender shall
include all genders, and the term “person” shall include an individual, partnership 
(general or limited), corporation, trust, or other entity or association, or any combination 
thereof. This Agreement shall bind and inure to the benefit of the parties hereto and their 
respective successors and assigns. The provision of this Agreement shall be constructed 
as both covenants and conditions in the same manner as though the words importing such
covenants and conditions were used in each separate provision hereof.

12. Court Costs.

In the event of any litigation between the parties arising out of or related to this 
Agreement, the prevailing party shall be entitled to an award of reasonable court costs, 
including reasonable attorney fees.

13. Expenses.

The Developer and the City shall each pay their own costs and expenses incurred in 
preparation and execution of and performance under this Agreement, except as otherwise 
expressly provided herein.

14. Waiver.

Acceptance by either party of any performance less than required hereby shall not be 
deemed to be a waiver of the rights of such party to enforce all of the terms and 
conditions hereof. No waiver of any such right hereunder shall be binding unless reduced 
to writing and signed by the party to be charged therewith.

15. Effective Date.

This Agreement shall be effective as of the date first set forth above.

(signatures on the following page)

Remainder of page left blank
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In Witness Whereof, the parties hereunder have executed this Agreement on the date first written
above.

DEVELOPER

ENLAW, LLC, a Delaware limited liability 
company 

By: RS18 Entrada Manager LLC, a Utah limited 
liability company, its Manager

__________________________________
By: Paul Bringhurst
Title: Manager of RS18 Entrada Manager LLC

BD RESORT CENTER LLC, a Delaware limited 
liability company

By: BD Resort Center Manager LLC, a Utah 
limited liability company, its Manager

__________________________________
By: James B. Boren
Title: Manager of BD Resort Center Manager LLC

CITY OF SANTA CLARA

__________________________________
Rick Rosenberg, Mayor
Attest:

__________________________________
Chris Shelley, City Recorder

5



 

STATE OF UTAH )
: ss.

COUNTY OF _____________ )

On the ___ day of ___________, 2022, Paul Bringhurst personally appeared before me,
and being duly sworn acknowledged to me that he holds the company title/s as set forth above,
that RS18 Entrada Manager LLC is the Manager of Enlaw, LLC, and that he has freely and
voluntarily executed the above agreement in their duly authorized capacity and on behalf of said
companies.

________________________________
NOTARY PUBLIC

STATE OF UTAH )
: ss.

COUNTY OF _____________ )

On the ___ day of ___________, 2022, James B. Boren personally appeared before me,
and being duly sworn acknowledged to me that he holds the company title/s as set forth above,
that BD Resort Center Manager LLC is the Manager of BD Resort Center LLC, and that he has
freely and voluntarily executed the above agreement in their duly authorized capacity and on
behalf of said companies.

________________________________
NOTARY PUBLIC
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	Item 13 - SCC First Amendment to Dev Agree Black Desert 120723 mje.pdf
	FIRST AMENDMENT TO DEVELOPMENT AGREEMENT
	This FIRST AMENDMENT TO DEVELOPMENT AGREEMENT (“Amendment”) is made and entered into effective December ____, 2023 by and between the City of Santa Clara, a municipal corporation and subdivision of the State of Utah (“City”), and ENLAW LLC, a Utah li...
	RECITALS
	A. Developer and City entered that certain Development Agreement dated September 23, 2021 (the “Development Agreement”).
	B.  The Parties now desire to amend and/or restate certain provisions of the Development Agreement.
	C. Thus, by this Amendment the Parties agree to amend and/or replace the Development Agreement as set forth below.
	AMENDMENT
	NOW, THEREFORE, in consideration of the mutual covenants hereinafter set forth and for other good and valuable consideration, the parties agree to amend the Development Agreement as follows:
	1.  Concept Plan, Project Plan, Replacement of Exhibit B of the Development Agreement.  For the sake of clarity throughout the Development Agreement, wherever the term “Concept Plan” is used it is intended to mean “Project Plan” as that term is used i...
	2. Replacement of Paragraph 8.A.i..  The City and Developer agree that Paragraph 8.A.i. of the Development Agreement is hereby struck in its entirety and replaced with the following:
	i. Subdivision of Planning Areas.
	Developer shall have the discretion to determine when each Planning Area will be developed.  When Developer elects to move forward with the development of Planning Area, Developer shall cause the same to be subdivided in accordance with the General Pl...
	(a) Temporary Maintenance Facility Agreement.  On [DATE] the City and Developer entered into a Temporary Maintenance Facility Agreement, a copy of which is attached hereto as Exhibit 2 (“TMF Agreement”).  Notwithstanding the provisions of the immediat...
	3. Replacement of Paragraph 8.N.  The City and Developer agree that Paragraph 8.N. of the Development Agreement is hereby struck in its entirety and replaced with the following:
	N.  Walking/Biking Trails.
	Developer will construct and dedicate to the City all trails designated on the City’s trail master plan (“Required Trails”). Such dedication may be by easement or such other means as the Parties mutually agree.  All such trails shall be dedicated and ...
	Developer when filing a subdivision plat for approval shall be required to report with the following information regarding Required Trails:  (a) how Required Trails that run within the proposed subdivision will be provided; (b) what if any changes hav...
	4. Replacement of Paragraph 8.P.  The City and Developer agree that Paragraph 8.P. of the Development Agreement is hereby struck in its entirety and replaced with the following:
	P. Road Circulation and Traffic Impacts.

	5. Capitalized Terms. Capitalized terms not specifically defined herein shall have the meaning set forth in the Development Agreement.
	6. Limit on Amendment:  This Amendment is limited to the terms expressly provided herein and except as set forth in this Amendment the Development Agreement is and shall remain unaffected and shall continue in full force and effect in accordance with ...
	IN WITNESS WHEREOF, the parties hereunder have executed this Agreement on the date first written above.
	STATE OF UTAH,  )
	: ss.
	County of Washington. )
	On the ______ day of December, 2023, personally appeared before me Justin Belliveau, who being by me duly sworn did say that he is the Manager of RS18 Entrada Manager LLC, which is the Manager of Enlaw, LLC; and further that he is the Director of Stil...
	______________________________
	Notary Public
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