
 

 2603 Santa Clara Drive, Santa Clara, Utah 84765 
 Phone (435) 673-6712    Fax (435) 628-7338   

 
NOTICE OF PUBLIC MEETING 

PLANNING COMMISSION 
 

Planning Commission 
February 26, 2026 @ 5:30 PM 

 

2603 Santa Clara Drive 
Santa Clara, Utah 84765 

 

Phone: (435) 673-6712 
Email: contact@sccity.org

 
Public Notice is hereby given that the Planning Commission of the City of Santa Clara, Washington 
County, Utah, will hold a Planning Commission Meeting in the City Council Chambers, 2603 Santa Clara 
Drive, Santa Clara, Utah, on Thursday, February 26, 2026, commencing at 5:30 PM. The meeting will be 
broadcasted on our City website at https://santaclarautah.gov. 
 

The agenda for the meeting is as follows: 

1. Call to Order 
 

2. Opening Ceremony 
 

A. Pledge of Allegiance: Tyler Gubler 
 

3. Conflicts and Disclosures  
  

4. Working Agenda 
 
A. Public Hearing 

 
1. Under the State Annexation Statute, UCA 10-2-803, which was amended by the Utah 

Legislature in 2025, Santa Clara City intends to adopt an Annexation Policy Plan.  The 
Annexation Policy Plan is intended to comply with the provisions of UCA 10-2-803 and 
incorporate all criteria required.  This opportunity will allow affected entities to examine 
the proposed Annexation Policy Plan and provide input on it. 

 
B. Public Meeting 

 
1.    None. 
 

5. General Business 
 

A.   Recommendation to City Council 
 

1.  Recommendation to the City Council under the State Annexation Statute, UCA 10-2-803, 
which was amended by the Utah Legislature in 2025, Santa Clara City intends to adopt an 
Annexation Policy Plan.  The Annexation Policy Plan is intended to comply with the 
provisions of UCA 10-2-803 and incorporate all criteria required.  This opportunity will 
allow affected entities to examine the proposed Annexation Policy Plan and provide input 
on it. 

mailto:contact@sccity.org
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 B.   Planning Commission Approval 
  

1. Approval of a Preliminary Subdivision Plat for the proposed Cottonwood Creek Phase 4B 
Subdivision located at the northwest corner of Riverwood Lane and Riverwood Circle. 
Lonnie Gubler, applicant.  

  
6. Discussion Items 

 
A. None. 

 
7. Approval of Minutes 

 
A. Approval of Meeting Minutes: February 12, 2026 

 
8. Adjournment 

 
Note: In compliance with the Americans with Disabilities Act, individuals needing special accommodations 
during this meeting should notify the City at least 24 hours in advance of the meeting by calling (435) 673-
6712. 

 

Posted this 19th day of February 2026. 

 

____________________________ 

Jim McNulty, Planning Director 



 
 

TO:  Santa Clara City Planning Commission 

FROM: Jim McNulty, Planning Director 

DATE:  February 26, 2026 

RE:  Annexation Policy Plan (Public Hearing) 

Under the State Annexation Statute, UCA 10-2-803, Santa Clara City intends to adopt 
an Annexation Policy Plan.  The Annexation Policy Plan is intended to comply with the 
provisions of UCA 10-2-803 and incorporate all criteria required.  This public hearing is 
an opportunity for affected entities to examine the proposed Annexation Policy Plan and 
provide input on it.  A list of the affected entities has been included for review. 

The City adopted an Annexation Policy Plan (attached City Ordinance #2024-04) on 
March 27, 2024.  During the recent process of updating the General Plan, it was 
determined that additional property to the south of the current City boundary should be 
included in the Annexation Policy Plan.  To do so, the City is required to go through the 
same process done in 2024 to adopt an updated Annexation Policy Plan. 

State Code Requirements: 

Utah State Code, Section 10-2-803(4)(c)(d) requires the Planning Commission to hold 
a public meeting to allow affected entities to examine the proposed Annexation Policy 
Plan and provide input on it.  It also requires the City to accept and consider any 
additional written comments from affected entities until 10 days after the public meeting.  
The Planning Commission held a public meeting on January 22, 2026, and received 
comments from Ivins City at the meeting.  Additionally, St. George City provided 
comments to City staff on February 6, 2026.  Two (2) emails addressing this item have 
been attached for review. 

Utah State Code, Section 10-2-803(4)(f) requires the Planning Commission to hold a 
public hearing to allow affected entities to examine the proposed Annexation Policy Plan 
and provide input on it.  It also requires the City to accept and consider any additional 
written comments from affected entities until 10 days after the public hearing.  
Additionally, before holding a public hearing required under Subsection (4)(f), make any 
modifications to the proposed Annexation Policy Plan the Planning Commission 
considers appropriate, based on input provided at or within 10 days after the public 
meeting. 

 

 



Recommendation: 

City Staff recommend that the Planning Commission hold a public hearing and allow for 
the affected entities to provide input on the Annexation Policy Plan.  City staff also 
recommend that the Planning Commission consider forwarding a recommendation for 
Approval of the Annexation Policy Plan to the City Council. 
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SANTA CLARA CITY ANNEXATION POLICY PLAN 

Under the State Annexation Statute, UCA 10-2-803, which was amended by the Utah State 
Legislature in 2025, Santa Clara City hereby adopts the following Annexation Policy Plan.  This 
Annexation Policy Plan is intended to comply with the provisions of UCA 10-2-803 and 
incorporate all criteria required. 

The Annexation Policy Plan is a guide to the orderly and well-planned annexation and 
development of lands contiguous to the city’s boundaries.  It may be modified from time to time 
to meet changing needs and to reflect the best interests of the community.  An Annexation Policy 
Plan consists of the following elements: 

1. General Annexation Criteria; 
2. A Map of the Proposed Expansion Area; 
3. Procedure for Submission of an Annexation Request; 
4. Extension of needed Municipal Services in Developed and Developing 

Unincorporated Areas and Payment. 

To qualify for annexation, a parcel of property must meet the annexation standards as established 
by Utah Code as well as standards established by Santa Clara City. 

A. GENERAL ANNEXATION CRITERIA 
 

1. As part of its ongoing effort to plan and prepare for quality growth, Santa Clara City has 
identified certain territory outside of and contiguous to its present boundaries (see 
Exhibit A) which could, at some future time, reasonably be considered for annexation 
into the City.  The areas proposed for possible future annexation include areas that in 
some instances are bordered by other municipalities. 

2. Areas to be annexed must be contiguous to Santa Clara City. 
3. The property must be within the area projected for expansion under the Santa Clara City 

annexation declaration area (see Exhibit A). 
4. The property cannot be included within the boundaries of another incorporated 

municipality except as provided by law. 
5. If practicable and feasible, the boundaries of an area proposed for annexation shall be 

drawn: 
a. along the boundaries of existing districts for sewer, water, power; along the 

boundaries of school districts, and along boundaries of other taxing entities. 
b. to eliminate islands and peninsulas of territory that are not receiving municipal 

services. 
c. to facilitate the consolidation of overlapping functions of local government. 
d. to promote the efficient delivery of services. 
e. to encourage the equitable distribution of community resources and obligations. 

6. Santa Clara City has a rural agricultural history with a mix of land uses provided in the 
city.  The City is growing in population and the demand for both residential and 
commercial uses of land is high.  The City encourages commercial uses that will benefit 
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its growing population.  Areas to be annexed should be compatible with the needs of 
Santa Clara City. 

7. Santa Clara City is concerned about the interests of all affected entities and has 
considered written comments from affected entities in finalizing this plan.  The City is in 
support of property within the expansion area being developed so utility and 
transportation systems can be incorporated into a comprehensive plan for the area.  
Wherever practical, new City boundaries should conform to the boundaries of existing 
districts for sewer, water, power, along the boundaries of school districts, and along the 
boundaries of other taxing entities. 

8. Santa Clara City shall not favor the annexation of areas for which it does not have the 
capability or the intention of providing municipal services, except for utility services that 
are not provided by the City but are provided by other entities in the areas to be annexed. 

9. It is not Santa Clara City’s intent to annex property for the sole purpose of acquiring 
revenues. 

10. This Annexation Policy Plan does not exclude from the expansion area any area 
containing urban development within one half (1/2) mile of the City’s boundaries. 
 

B. PROCEDURE FOR SUBMISSION OF AN ANNEXATION REQUEST 
 

1. Except for annexations initiated by the City in accordance with the provisions of Section 
10-2-803(1), Utah Code Annotated, all annexations shall be commenced by the filing of a 
petition and plat meeting the requirements of Section 10-2-803. 

2. The petition and plat map shall be filed with the City Recorder and shall: 
a. File with the City Recorder a notice of intent to file a petition.  Provide a copy of 

the notice sent to affected entities as required under Subsection (4)(g)(i)(ii) and a 
list of the affected entities to which the notice was sent. 

b. Contain the signatures of if all the real property within the area proposed for 
annexation is owned by a public entity other than the federal government, the 
owners of all publicly owned real property, or the owners of private real property 
that is located within the area proposed for annexation. 

c. Be equal in value to at least one third (1/3) of the value of all private real property 
within the proposed area for annexation.  

d. Represent an area contiguous to the existing corporate limits of Santa Clara City 
and shown to be within the areas designated for annexation in the Santa Clara 
City Annexation Policy Plan. 

e. Have an accurate and recordable plat map, prepared by a surveyor licensed in the 
State of Utah. 

f. Contain on each signature page a notice in bold and conspicuous terms that states 
substantially the following: 
 “Notice”: There will be no public election on the annexation proposed by 

this petition because Utah law does not provide for an annexation to be 
approved by voters at a public election. 
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 If you sign this petition and later decide that you do not support the 
petition, you may withdraw your signature by submitting a signed, written 
withdrawal with the recorder or clerk of (state the name of the proposed 
annexing municipality).  If you choose to withdraw your signature, you 
shall do so no later than 30 days.  
after (state the name of the proposed annexing municipality) receives 
notice that the petition has been certified. 

g. Designate up to five (5) of the signers of the petition as sponsors, one (1) of which 
shall be designated as the contact sponsor and indicate the mailing address of each 
sponsor.   

h. Comply with any other applicable provisions of Section 10-2-803, Utah Code 
Annotated, not stated herein. 

3. The City Recorder, upon receipt of a properly documented annexation petition 
accompanied by the proper plat, shall impose such fees as established by the City Council 
to recover the costs of  
processing such petition and shall place the petition on the agenda of a regular City 
Council meeting for consideration within fourteen (14) days of receipt of the petition, 
plat, and fees.  The City Recorder shall also notify the petition sponsors at the time of 
petition receipt that they must deliver or mail a copy of the petition to the Washington 
County Clerk, on the same day it is filed with the City. 

4. The City Council shall review the annexation petition and shall accept or deny the 
petition for further proceedings and consideration. 

5. If accepted, the City Recorder shall, within thirty (30) days, certify that it meets the above 
requirements, or determine that the petition fails to meet the above requirements, and 
send the required notices of certification or rejection, including a written notice to the 
City Council.  If denied, the City Recorder shall send the required notices within five (5) 
days of the denial. 

6. Within ten (10) days after receipt of the City Recorder’s notice of certification, the City 
shall cause to be published a notice of proposed annexation in a newspaper of local 
circulation at least once a week for three (3) consecutive weeks.  Within twenty (20) days 
after receipt of the City Recorder’s notice of certification, the City shall mail written 
notice of the proposed annexation to each affected entity as defined in State law.  The 
notice shall explain how a written protest is to be filed within thirty (30) days after the 
date of the City Council’s receipt of the City Recorder’s certification notice (with the 
actual deadline date being stated). 

7. If no protest is filed during the designated protest period, the City Council may hold a 
public hearing, after a minimum seven (7) day notice, and consider an ordinance 
approving the proposed annexation.  If a protest is filed, the Washington County 
Boundary Commission shall hold a public hearing on the protest within thirty (30) days.  
If a protest is pending, the city Council may deny the proposed annexation at its next 
regularly scheduled meeting.  Required notices will be sent if the petition is denied, 
within five (5) days of the denial. 
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8. Upon receipt of the Washington County Boundary Commission’s decision if a protest 
public hearing is held, and subject to their decision, the City Council may approve or 
deny the proposed annexation. 

9. If the City Council approves the proposed annexation by ordinance, the City shall comply 
with the filing and notice requirements outlined in Section 10-2-803(6)(7), Utah Code 
Annotated, within thirty (30) days of annexing the unincorporated area. 
 

C. EXTENSION OF NEEDED MUNICIPAL SERVICES IN DEVELOPED AND 
DEVELOPING UNINCORPORATED AREAS AND PAYMENT 
 

1. In areas where municipal services are not presently extended, services will be extended 
on an as-needed basis at the developer’s expense.  All extensions of municipal services 
shall comply with all City ordinances and policy criteria. 

2. The City may require that an Annexation Agreement may be prepared between the City 
and future developers outlining specific requirements relating to culinary water, 
secondary water, wastewater, storm water drainage, transportation, electricity, and other 
specific improvements prior to the annexation approval. 

3. An approved Annexation Petition will allow developers of the annexed property to 
connect to City Facilities, provided that all infrastructure proposed to be connected meets 
City standards and specifications and complies with all applicable development and land 
use ordinances. 

4. The way the infrastructure additions are developed will have a bearing on how they are 
financed.  The increased valuation of property and the subsequent increase in property 
and sales tax revenues will help increase contributions to the City’s general fund.  This 
increase will help defray the added cost of providing services to the annexed area. 

5. In general, the costs and expenses of capital improvements, such as utilities, streets, 
curbs, gutters, sidewalks, storm drain systems, and other improvements deemed 
necessary in the annexed area, shall be borne by the developer as development within the 
area occurs. 

6. When the annexation is approved, the newly annexed area shall receive the following 
services: 

a. Fire Protection; 
b. Police Protection; 
c. Building & Safety; 
d. Planning & Zoning; 
e. Utilities provided by the City at the time of annexation; 
f. Maintenance of dedicated City (public) streets; and 
g. Other services provided by the City at the time of annexation. 

7. It is not anticipated that an annexation will cause any adverse consequences to the 
residents currently living within the City or living within the annexed area, except that 
there may be a slight reduction in general services available to current residents because 
of expansions of services into the newly annexed territory. 
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8. It is anticipated that the residents in the newly annexed territory will experience an 
increase in their property taxes due to the difference in certified tax rates between the 
City and Washington County.  It is further anticipated that as the City receives property 
tax revenue from the newly annexed territory, the level of service for the entire 
community will increase. 
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SANTA CLARA CITY PLANNING COMMISSION 
MEETING MINUTES 
2603 Santa Clara Drive 

Thursday, January 22, 2026 
 
 

Present:  Logan Blake, Chair 
   Shelly Harris 

Kristen Walton 
Josh Westbrook 
David Clark  
Tyler Gubler 

 
Absent:   Joby Venuti 
 
Staff:   Jim McNulty, Planning and Economic Development Director  
   Matt Ence, City Attorney 
   Cody Mitchell, Building Official 

Debbie Andrews, Administrative Assistant  
 

 
1. Call to Order 
 
Chair Logan Blake called the Santa Clara City Planning Commission meeting to order on 
January 22, 2026, at 5:32 PM. 
 
2. Opening Ceremony 
 

A. Pledge of Allegiance: Commissioner Walton 
 

3. Conflicts and Disclosures 
 
No conflicts or disclosures were reported by any Commissioners. 

 
4. Working Agenda 
 

A.  Public Hearing 
 

1.  None.   
 

B. Public Meeting 
 

1. See General Business Items. 

5. General Business 

 A.  Public Meeting 

1. Under the State Annexation Statute, UCA 10-2-803, which was amended by 
the Utah Legislature in 2025, Santa Clara City intends to adopt an 
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Annexation Policy Plan.  The Annexation Policy Plan is intended to comply 
with the provisions of UCA 10-2-803 and incorporate all criteria required.  
This opportunity will allow affected entities to examine the proposed 
Annexation Policy Plan and provide input on it. 

Jim McNulty, Planning and Economic Development Director, presented the city's intention to 
adopt an updated Annexation Policy Plan. He explained that the city had previously adopted 
an annexation policy plan on March 24, 2024, through City Ordinance 2024-04, but during 
the recent City General Plan update process, it was determined that additional property to the 
south of the current city boundary should be included. 

Mr. McNulty noted that according to Utah Code Section 10-2-803, the city must follow the 
same process used in 2024 rather than simply amending the existing plan. This includes 
holding a public meeting to allow affected entities to examine the proposed plan, accepting 
written comments up to 10 days after the meeting, and then returning to the Planning 
Commission for a public hearing. 

The presentation included a review of the updated Annexation Policy Plan, which 
incorporated revisions to reference the 2025 statute updates. The primary change to the plan 
was the addition of a new area to the south of the current city boundary that was identified 
during the City General Plan update process. Mr. McNulty displayed maps showing both the 
previously approved annexation areas near Graveyard Wash in the northwest area of the city 
and the corner of Pioneer Parkway and Highway 91, as well as the newly proposed area 
adjacent to Gap Canyon.  

Mr. McNulty mentioned that Mayor Rosenberg had previously discussed this with Saint 
George's mayor before they both left office, and Saint George was reportedly not concerned 
about this addition. He noted that all affected entities had been notified, though no 
representatives from Saint George were present at the meeting.  

Commissioner Clark sought clarity on whether they were annexing the southern property that 
evening. Mr. McNulty explained that they were not annexing anything at the meeting; it was 
just an update to the Annexation Policy Plan. The city intends to be the future applicant for 
annexations, aiming for Plan approval by March so they can annex properties in the 
northwest, including Graveyard Wash.  Mr. McNulty emphasized the importance of 
incorporating the southern property within their annexation boundary since being tasked by 
the Mayor and City Council to do so.  

Commissioner Walton inquired about how long the plan would last. Mr. McNulty explained 
that the plan isn't limited to two years; their return was prompted solely by needing to add 
this southern property area. He mentioned overlapping interests with Ivins, which plans a 
park and city shop facility in some northern sections, which Santa Clara had agreed to a 
couple years ago, and Santa Clara City would do the Graveyard Wash Reservoir. 

Mr. McNulty noted that decisions for some of the unincorporated county areas along 
Highway 91's frontage, such as joining Santa Clara or Ivins, will be determined by property 
owners. Matt Ence highlighted that a boundary line had been updated to show the reservoir's 
newly public property status, indicating future development options for remaining areas. 
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Sharon Allen, Assistant Zoning Administrator from Ivins City, provided input regarding the 
overlap areas in the Annexation Policy Plan. She specifically mentioned the Hafen property 
around Pioneer Parkway and Highway 91, noting that if it develops as a commercial parcel, 
Ivins had anticipated it would remain within their city. She indicated that Ivins would not 
dispute recreational uses in that area being annexed to Santa Clara. She also requested 
sensitivity to Ivins' dark sky ordinance for any development near the boundary line. 

Commissioner Clark sought clarification about the property near Pioneer Parkway that was 
currently within Ivins. Mr. McNulty and City Attorney Matt Ence explained that while the 
city would not initiate a boundary change, the property owner could petition to move from 
Ivins to Santa Clara through a de-annexation and annexation process. Such changes would 
involve the boundary commission and typically they follow the property owner's preference. 

No formal action was required at this meeting. Staff indicated they would bring the item back 
for a public hearing, likely in February. 
 
6. Discussion Items 
 

A. Temporary Signs 
 
Mr. McNulty presented proposed changes to Chapter 17.44.130 regarding temporary signs. 
The amendments were prompted by the need to accommodate signage for the America's 250 
celebration throughout the upcoming year, as the current code limits temporary signs to a 
maximum of 60 days. 

 
The proposed language would add a new exception for city-sponsored events such as Swiss 
Days, America's 250 celebration, and similar events, allowing temporary banners on private 
or public property for up to one year in duration. These banners would not exceed 32 square 
feet in area or 4 feet in height and would require city staff approval prior to placement. 
 
Mr. McNulty noted that the committee was already working with city staff on three 
temporary banners for the America's 250 celebration, to be placed at locations including 
Dutchman's (by the nail salon), Buck's Ace, and Swiss Park. Commissioner Walton clarified 
that these signs would be replaced every three months with new ones featuring upcoming 
events. 
 
Commissioner Westbrook inquired about the existing regulations for Swiss Days wooden 
cows, noting that according to the code, these could only be displayed 30 days prior to and 15 
days after the event. Mr. McNulty confirmed this was the current rule and that while most 
people comply, occasionally reminders are needed. 
 
The Commission expressed general support for the proposed changes. Mr. McNulty indicated 
this item would return as a public hearing at the February 12, 2026,  meeting, along with the 
previously discussed shared monument sign item. 
 
7. Approval of Minutes 
 

A. Request for Approval of Meeting Minutes: January 8, 2026 
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The Commission reviewed the minutes from January 8, 2026. Commissioner Harris noted 
several corrections needed: Mayor Waite's name was misspelled (should be Waite, not 
Wade), Councilwoman Christa's name needed a spelling correction to include "Ch" rather 
than just "K", and Commissioner Harris’ own name had an extra "e" on page 4 where she was 
elected co-chair. 
 

Motion: Commissioner Harris moved to approve the minutes from January 8, 2026, with 
the corrections noted. Commissioner Walton seconded the motion. The motion passed 
unanimously. 

 
Mr. McNulty announced that the next meeting would be held on February 12, 2026, which is 
three weeks away rather than the usual two weeks due to the calendar schedule. 
 
8. Adjournment 
 
Commissioner Blake adjourned the meeting at 6:05 PM. 
 
 
 

Jim McNulty 
Jim McNulty  
Planning Director 
 
Approved:______February 12, 2026__________ 
 



 

  

 

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

  
  

 

Preliminary Subdivision Plat Review 
Summary and Recommendation 

 

Public Body: Santa Clara Planning Commission  
Meeting Date: February 26, 2026 
Current Zone: Residential Agriculture RA Single-Family Zone 
General Plan Designation: Low-Density Residential LDR 
Property Size: 1.16 acres 
Property Location: Northwest corner of Riverwood Lane and Riverwood Circle 
Request: Preliminary Subdivision Plat Review 
Applicant Name: Lonnie Gubler 
Staff Planner: Jim McNulty 
City Staff Recommendation: Approval with conditions 
Meeting Type: Public Meeting 
 

PROJECT DESCRIPTION 

The applicant, Lonnie Gubler, represented by Allen Hall with Rosenberg Engineering, is requesting a Preliminary 
Subdivision Plat Review for the proposed Cottonwood Creek Phase 4B Subdivision.  The preliminary plat 
includes a total of two (2) lots on 1.16 acres.  This equates to a project density of 1.72 units per acre.  Lot 3 is 
22,206 sq ft (0.51 acres), with Lot 4 being 22,214 sq ft (0.51 acres) which comply with the RA Zone requirement 
of a minimum ½ acre lot size. 
 
Both lots within the proposed subdivision will be required to meet the area, width, and yard regulations as per 
Section 17.60.050 of city code.  Additionally, building height for homes in this zoning district is limited to 35’. 
 
Ingress/Egress to the site will be provided via Vineyard Drive which connects to Riverwood Lane which connects 
to Riverwood Circle.  The Riverwood Circle improvements were put in place with the Phase 4 subdivision plat 
(attached). 
 

SITE & VICINITY DESCRIPTION  

The subject property is in the southeastern part of the City, and south of Vineyard Drive.  The property is 
partially developed with the public improvements associated with Riverwood Circle in place. 
 

Staff Report 
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PRELIMINARY SUBDIVISION PLAT REVIEW ITEMS 

City staff have identified the following items that need to be addressed with Preliminary Plat Approval: 
 

1. Public Street & Dedication: Riverwood Circle was constructed with the Phase 4 Subdivision Plat.  The 
existing road cross-section is included on the preliminary plat.  The extension of Riverwood Lane will be 
required for this subdivision plat.  This will include the extension of public street improvements along 
the entire street frontage of Riverwood Drive (Lot 4).  The public road cross-section for Riverwood 
Drive is 45’ and shown on the preliminary plat. 
 

2. Building Setbacks/Height: The building setbacks are required to meet the requirements of Chapter 
17.60.050 of city code.  The building height for homes in this zoning district is limited to 35’. 

 
3. Water Availability: The applicant is required to obtain a will-serve letter or other verified 

documentation from the Washington County Water Conservancy District, WCWCD, prior to obtaining a 
building permit. 

 
4. Dust Control: The applicant will be required to submit a Dust Control Plan prior to final plat 

recordation. Precautionary measures are needed to protect the general health, safety, and welfare of 
residents living in the vicinity. 

 
5. Sidewalk Waiver Request: The applicant is requesting a Sidewalk Waiver (attached) for the east side of 

Riverwood Lane as part of the Cottonwood Creek Phase 4B street improvements.  This request will 
require review and approval/denial by the City Council before the project can proceed to final plat. 
 

 
NEIGHBORHOOD RESPONSE 

Public notices are not required for a subdivision.  The Planning Commission agenda has been posted in multiple 
locations as per State code.  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 each residential building prior to building permit 
issuance. 
Required Revisions: None at this time. 
 
DEPARTMENT: Parks & Trails 
Recommendations: N/A 
Required Revisions: None at this time. 
 
DEPARTMENT: Police & Fire 
Recommendations: N/A 
Required Revisions: None at this time. 
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DEPARTMENT: Power 
Recommendations: Public Utility Easements (PUE’s) are required to be shown on the Final Plat. 
Required Revisions: None at this time. 
 
DEPARTMENT: Public Works 
Recommendations: Public Utility Easements (PUE’s) are required to be shown on the Final Plat.  All public 
streets must be included on the Final Plat.  A mylar with signature blocks is required for the Final Plat. 
Required Revisions: None at this time. 
 

STATE CODE CONSIDERATIONS 

Utah Code, Section 10-20-803, 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 and Post Office) at least 24 hours before the meeting.  The 
City is also required to post on the State Public Notice Website.  City staff have determined that all State Code 
requirements have been met with this application. 
 

CITY STAFF RECOMMENDATION 

City staff recommends that the Planning Commission consider granting Preliminary Subdivision Plat Approval for 
the Cottonwood Creek Phase 4B Subdivision, subject to the following conditions:  
 

1. That the applicant is required to comply with the recommendations from all city reviewing 
departments.  

2. That the public road cross-section for Riverwood Drive is required to be 45’ as indicated on the 
preliminary plat.  

3. That the building setbacks are required to comply with Chapter 17.60.050 of city code.  Building 
height is limited to 35’. 

4. That the applicant be required to obtain a will-serve letter or other verified documentation from the 
Washington County Water Conservancy District, WCWCD prior to obtaining a building permit. 

5. That the applicant is required to submit a Dust Control Plan prior to final plat recordation. 
6. That the applicant proceeds with the City Council to determine whether a Sidewalk Waiver Request 

will be granted. 
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SANTA CLARA CITY PLANNING COMMISSION 
MEETING MINUTES 
2603 Santa Clara Drive 

Thursday, February 12, 2026 
 
 

Present:  Logan Blake, Chair 
   Shelly Harris 

Kristen Walton 
Josh Westbrook 
David Clark  

 
Absent:   Joby Venuti 
   Tyler Gubler 
 
Staff:  Jim McNulty, Planning and Economic Development Director  
   Cody Mitchell, Building Official 

Debbie Andrews, Administrative Assistant  
 

 
1. Call to Order 
 
Chair Logan Blake called the Santa Clara City Planning Commission meeting to order on 
February 12, 2026, at 5:32 PM. 
 
2. Opening Ceremony 
 

A. Pledge of Allegiance: Commissioner Clark 
 

3. Conflicts and Disclosures 
 
No conflicts or disclosures were reported by any Commissioners. 

 
4. Working Agenda 
 

A.  Public Hearing 
 

1.  Consider a proposed text amendment to Chapter 17.44.130, Temporary 
Signs. The proposed text amendment is proposed to update language 
associated with City Sponsored Events. 

 
Jim McNulty, Planning and Economic Development Director, presented the draft ordinance 
for temporary signs, which had previously been discussed with Planning Commission on 
January 22 and the City Council on January 28. Both bodies had expressed support for the 
proposed amendment. 
 
The amendment adds new text for city-sponsored events and includes some chapter cleanup. 
The key addition is language in section 17.44.130, item h, which now includes provision for 
city-sponsored events such as Swiss Days, America's 250 celebration, and similar events. The 
amendment allows temporary banners on private or public property not exceeding 32 square 
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feet in area or 4 feet in height for up to one year in duration, with City staff review and 
approval required prior to placement. 
 
The second part of the amendment relocated existing language for Swiss Days to become 
item 2 under this section, as recommended by city legal counsel. 
 
During the public hearing, no public comments were received. 
 
Commissioner Clark expressed that while he intended to support the amendment, he felt 
uncomfortable voting for something that gave the City privileges not available to others, 
though he understood the unusual circumstances necessitating the change. Mr. McNulty 
noted that other cities in Washington County were making similar amendments to 
accommodate America's 250 celebrations. 
 

2. Consider a proposed text amendment to Chapter 17.44.110, Monument 
Signs. The proposed text amendment would allow for Planned Center 
Monument Signs.    

 
Mr. McNulty presented the proposed amendment to allow for planned center monument 
signs, which had been previously discussed with the Planning Commission on December 11, 
2025, and January 8, 2026, as well as with the City Council on January 14, 2026. Both bodies 
had expressed support for moving forward with the amendment. 
 
The presentation included visual examples of similar signs in St. George for the River 
Crossing shopping center, though Santa Clara's proposed signs would be limited to 12 feet in 
height compared to St. George's 18 feet. Mr. McNulty reported that Cole West and their sign 
company, who are developing the 7-acre commercial site east of the Harmon shopping 
center, are enthusiastic about this concept. 
 
The amendment adds a new section for planned center monument signs in the PDC zone on 
parcels of 5 acres or larger with a minimum of 4 businesses advertised, subject to Planning 
Commission approval. The signs would be limited to 12 feet in height (including base), with 
a maximum width of 12 feet, and not exceeding 120 square feet of actual advertisement area. 
The sign base must be a minimum of 2 feet in height with materials matching the buildings, 
and lighting requirements were specified with Commissioner Walton's input about directing 
light away from adjacent properties and traffic. 
 
An additional change was made to the existing monument sign section, in the PDC Zone, 
reducing the maximum width from 12 feet to 10 feet to ensure a 70 square foot maximum 
area that aligns with the 7-foot height limit. 
 
During the public hearing, no public comments were received. 
 
Commissioners discussed whether to limit the number of signs per street frontage, with Mr. 
McNulty suggesting that while this could be added as one sign per street frontage, the 
discretionary language in the ordinance requiring Planning Commission approval provides 
sufficient control.  
 
Commissioner Walton raised lighting concerns, highlighting potential light issues on homes 
across the street. Mr. McNulty detailed the buffer and suggested turning off signage at 10 PM 
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if complaints were received, confirming developers favored backlit lettering, not internal 
illumination. 
 
Commissioner Clark inquired about regulating the number of businesses on signs and 
avoiding too many monument signs per property. Mr. McNulty stated developers manage this 
with tenants, and all signs undergo Planning Commission review in the PDC Zone. 
Commissioner Westbrook felt that specific limitations weren’t needed due to case-by-case 
Planning Commission review, and Commissioner Blake concurred, citing existing 
discretionary ordinance language. 
 

B. Public Meeting 
 

1. See General Business Items. 

5. General Business 

 A.  Recommendation to City Council 

1. Recommendation to the City Council for a proposed text amendment to 
Chapter 17.44.130, Temporary Signs. The proposed text amendment is 
proposed to update language associated with City Sponsored Events. 

 
Motion: Commissioner Westbrook moved that the Planning Commission recommend 
approval for the code amendment Chapter 17.44.130, Temporary Signs, to the City 
Council. Commissioner Walton seconded the motion. The motion passed unanimously 
(Commissioner Harris was absent for this vote). 

2. Recommendation to City Council for a proposed text amendment to 
Chapter 17.44.110, Monument Signs. The proposed text amendment would 
allow for Planned Center Monument Signs. 

 
Motion: Commissioner Walton moved to recommend a positive recommendation for 
approval for the code amendment Chapter 17.44.110, plan center monument signs to the 
City Council. Commissioner Harris seconded the motion. The motion passed 
unanimously. 

 B.  Planning Commission Approval 

1. Approval of a demolition permit and new single-family home located at 
1496 Victors Street and within the Historic District. Dave and Debi Frei, 
applicants. 

Mr. McNulty presented the application from Dave and Debi Frei to remove an existing home 
at 1496 Victor Street to allow for construction of a new single-family home. The existing 
craftsman style bungalow, built in 1909, is approximately 1,737 square feet on a 0.5-acre 
property. The Frei’s inherited the home in 2025 after Gwendolyn Frei passed away. 
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The Heritage Commission reviewed the application on January 15, 2026, and recommended 
approval. Frei’s plan is to build a modern craftsman style bungalow that respects the home's 
history while providing a new residence. 

Mr. McNulty outlined the city code requirements for demolition of historic buildings and 
confirmed that the applicants had met the necessary standards. The proposed new home 
design was presented, showing a front elevation that maintains craftsman style elements with 
wider wood pillars and beams as requested by the Heritage Commission. 

The most significant point of discussion was regarding a sycamore tree on the property. Mr. 
McNulty explained that while the historic district design guidelines specifically protect 
sycamore trees along Santa Clara Drive, they don't address trees on side streets like Victors 
Street. The tree has been causing sidewalk damage, and the Parks Director and Heritage 
Commission agreed to its removal. The Heritage Commission recommended replacing it with 
a substantial tree of at least 2.5-inch caliper. 

Mr. Frei explained that the tree would also interfere with their planned driveway location and 
noted that it regularly drops limbs during windy conditions. He indicated they were 
considering replacing it with either a non-bearing pear tree or another sycamore. 

Commissioner Blake expressed concern about removing the large tree but acknowledged that 
the code didn't specifically protect it. Commissioner Walton supported the homeowners' 
property rights in this matter. 

Motion: Commissioner Walton moved to approve the demolition permit and construction 
of a new single-family home located at 1496 Victor Street subject to the 7 conditions 
outlined. Commissioner Westbrook seconded the motion. The motion passed 4-1, with 
Commissioner Blake voting against. 

2. Conditional Use Permit Review for the Black Desert Community located 
east of Red Mountain Drive, and west of Entrada. Koko Head, Black 
Desert Resort, applicant. 

Koko Head, representing Black Desert Resort, requested renewal of a conditional use permit 
for the Black Desert Community. The subject properties in Santa Clara are approximately 
300 acres that will be used for construction staging, landscaping, storage of materials, and 
rock moving/crushing in designated areas. 

Mr. McNulty presented a map showing the updated areas covered by the permit: 

● Area 1: Tree planting nursery and storage for equipment, rock, and aggregate 
materials for Silver Reef subdivision 

● Area 2: Rock mountain crushing operations and storage of materials 
● Area 3: Continued use for parking, staging, and deliveries for tournaments, including 

the upcoming PPA (Professional Pickleball Association) event 
● Area 4: Future permanent maintenance facility location, currently used for equipment 

storage 

Koko Head explained that two previously designated areas (5 and 6) are now part of the 
Silver Reef and South Village at Black Desert subdivisions. He noted that their goal is to 
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gradually reduce the areas requiring conditional use permits as development progresses, 
anticipating that next year they may be down to just two areas. 

Mr. McNulty reviewed the conditions addressing noise, dust, aesthetics, safety, traffic, and 
hours of operation, with specific mitigations for each concern. Hours of operation would be 7 
AM to 7 PM during summer months (April-October) and 8 AM to 5 PM during winter 
months (November-March). 

Commissioner Walton asked if these areas would eventually be developed, and Koko Head 
confirmed they would, noting they are exploring options that would complement the city's 
desires for more commercial space and affordable housing. 

Motion: Commissioner Westbrook moved that the Planning Commission approve the 
conditional use permit subject to the 5 conditions together with the 3 findings disclosed 
on the following page. Commissioner Harris seconded the motion. The motion passed 
unanimously.  

 
6. Discussion Items 
 

A. None. 
 
7. Approval of Minutes 
 

A. Request for Approval of Meeting Minutes: January 22, 2026 
 

The Planning Commission reviewed the minutes from January 22, 2026. Commissioner 
Harris noted corrections needed on the last page where she was incorrectly identified as 
Commissioner Walton regarding the co-chair position and corrections to the previous 
minutes. 
 

Motion: Commissioner Walton moved to approve the minutes with the additional 
corrections. Commissioner Harris seconded the motion. The motion passed 
unanimously. 

 
8. Adjournment 
 
Mr. McNulty noted that the Planning Commission would meet again on February 26, with the 
annexation policy plan public hearing scheduled. He also mentioned that several 
Commissioners would be out of town during spring break (week of March 9), which might 
affect quorum for that meeting. 
 
The Commission briefly discussed the upcoming Utah Institute's spring conference scheduled 
for March 20, 2026. 
 
Commissioner Blake adjourned the meeting at 6:44 PM. 
 
 
 
____________________________ 
Jim McNulty  
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Planning Director 
 
Approved:___________________ 
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