CITY of —

SANTA CLARA
NOTICE OF PUBLIC MEETING
PLANNING COMMISSION
Planning Commission 2603 Santa Clara Drive Phone: (435) 673-6712
September 17, 2026 @ 5:30 PM Santa Clara, Utah 84765 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, September 17, 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
Opening Ceremony
A. Pledge of Allegiance: Joby Venuti
Conflicts and Disclosures
Working Agenda
A. Public Hearing
1. Consideration and possible action on a proposed PDC Amendment and Site Plan
application for Lot 1 of the Silverado Santa Clara Amended Commercial Subdivision.
Utah First Credit Union is proposing a 3,300 square foot office building on the subject
property. Darin Moody, applicant. Rob Merrick, architect.
B. Public Meeting
1. None.
General Business
A. Recommendation to City Council
1. Recommendation to the City Council for consideration and possible action on a proposed
PDC Amendment and Site Plan application for Lot 1 of the Silverado Santa Clara
Amended Commercial Subdivision. Darin Moody, applicant. Rob Merrick, architect.

Discussion Items

A. Historic District/Mixed Use Zone parking requirements.

2603 Santa Clara Drive, Santa Clara, Utah 84765
Phone (435) 673-6712  Fax (435) 628-7338
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7. Approval of Minutes

A. Approval of Meeting Minutes: August 13, 2026
8. Directors Report
9. 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 10th day of September 2026.

Jim McNulty, Planning Director

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

PDC Amendment & Site Plan Review
Summary and Recommendation

Public Body: Santa Clara Planning Commission

Meeting Date: September 17, 2026

Current Zone: Planned Development Commercial, PDC

General Plan Designation: Main Street Commercial, MSC

Property Address: East of Harmon’s and west of Pioneer Parkway/Red Mountain Drive intersection
Property Size: 0.76 acres

Request: PDC Amendment & Site Plan Review

Applicant Name: Utah First Credit Union UFCU, Darin Moody

Staff Planner: Jim McNulty

Meeting Type: Public Hearing

PROJECT DESCRIPTION

The applicant, Rob Merrick, representing Utah First Credit Union UFCU, is requesting a PDC Amendment &
Site Plan Review for a commercial project. The proposed Site Plan includes a 3,300 square-foot office building
on Lot 1 of the Silverado Santa Clara Amended Commercial Subdivision (attached). The subject property is 0.76
acres in size.

A Property Rezoning & Project Plan was reviewed by the Planning Commission on June 26, 2025. The Planning
Commission forwarded a recommendation for approval to the City Council. OnJuly 9, 2025, the City Council
approved the Property Rezoning & Project Plan with the adoption of City Ordinance #2025-12 (attached).

Chapter 17.68, Planned Development Zones, requires a review of the Site Plan layout, building design colors
and materials, parking, landscaping, outdoor lighting, dumpster enclosure, signage, as well as other necessary
items for a commercial project. City staff will further discuss the proposed project and requirements in the
report.

SITE & VICINITY DESCRIPTION

The subject property is directly west of the intersection of Pioneer Parkway and Red Mountain Drive. The
Harmon’s Shopping Center is directly west of the subject property.



Request: PDC Amendment & Site Plan Review

SITE PLAN REVIEW ITEMS

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

1.

Site Plan Layout: Two (2) points of primary ingress/egress will be provided to the site from Sego Lily
Way via Pioneer Parkway (east) and from the Harmon’s Center to the west. The internal access road
(Sego Lily Way) is private and designed to be 30’ in width. An internal cross access easement providing
a connection with the Harmon’s Shopping Center is required for the project. A deceleration lane was
installed by Cole West allowing for right hand turning movements into the project off Pioneer Parkway.
The Site Plan includes a drive-thru aisle with queuing for several vehicles. The drive-thru aisle has been
designed to allow for appropriate vehicle turning movements and is 16’ in width. Three (3) drive-thru
lanes are proposed for the credit union. A copy of the Site Plan is attached.

Building Design & Materials: The proposed building materials include limestone panels, ACM panels
that are charcoal, natural aluminum, and custom orange, insulated glazing with metal window frames,
and a roofing membrane system. All roof top mechanical equipment shall be appropriately screened
and located behind a parapet wall. Building height is limited to 35’ within the PDC zone. The proposed
building height is approximately 23 feet. The signature elements are back-lit orange translucent
panels on the south, and west facades. These will be on a timed dimmer, to dim from 10 PM to 7 AM
in the spring/summer months, and from 5 PM to & AM during the winter months. A copy of the
Building Elevations is attached.

Required Parking: This building will include one office tenant. City staff want to make sure enough
parking is available for each business; however, we don’t want the property to be over parked. The
Site Plan includes 22 parking spaces (2 ADA spaces) for the site. Chapter 17.32 of city code requires 1
space per 250 square feet of office and/or retail space. This equates to 13 parking spaces required.
The Development Agreement for the overall project allows for shared parking between all commercial
lots if needed. The applicant is aware of this requirement and recognizes that the parking spaces
adjacent to Sego Lily Way are likely to be used by others. Each individual Site Plan Review will allow
the opportunity to review the needed parking for each building and tenants.

Project Landscaping: The final landscape and irrigation plans will be required to comply with
Ordinance #2024-02 (Water Efficient Landscaping & Conservation Standards). It appears that the
proposed site landscaping will provide a nice buffer along Pioneer Parkway. The applicant has hired a
landscape architect to do this work. It appears that the submitted landscape and irrigation plan meets
city code. The total open space area for the site is 9,924 sq ft (30%), with the landscaped area taking
8,868 sq ft (27%) of the open space.

Outdoor Lighting: Chapter 17.68.040 indicates that all outdoor lighting shall not adversely impact
surrounding residential uses. All lighting shall be shielded and directed downward to avoid light spill.
The applicant has provided a Photometric Plan for review. Parking lot lighting is limited to 16’ in
height which includes the base of the light pole. The applicant will be required to work with City staff
to determine compliance.

Dumpster Enclosure: Chapter 17.36 of city code requires a dumpster enclosure for garbage collection.
A dumpster enclosure is required to be screened from street views. A dumpster enclosure requires a
CMU wall with solid metal gates for durability. The dumpster enclosure is appropriately located and
screened from street views.

UFCU — CW Commercial Lot 1 Page 2 of 4



Request: PDC Amendment & Site Plan Review

7. Project Signage: A sign review will be required for the project. Recently, the City adopted Ordinance
#2026-05 allowing Planned Center Monument Signs. The applicant will be required to come to
Planning Commission later for a PDC sign review.

8. 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.

9. Dust Control: The applicant will be required to submit a dust control plan for the site prior to obtaining
a building permit. Precautionary measures are needed to protect the general health, safety, and

welfare of residents, business owners, and visitors in the vicinity.

10. Development Agreement: A Development Agreement between Cole West LLC and Santa Clara City was
recorded for the overall project on October 23, 2025.

NEIGHBORHOOD RESPONSE

Notices were sent to the property owners within 300’ of the subject property. The subject property was also
posted as per State Code. No responses have been received by City staff as of the writing of this report.

STATE CODE CONSIDERATIONS

Utah Code, Section 10-20-503, includes requirements for a PDC Amendment. To amend the PDC Zone, a city
must hold at least one public hearing. Additionally, a public hearing to consider a PDC Amendment 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 City website and the State Public Notice website. City Staff has determined
that all State Code requirements have been met with this application.

CITY STAFF RECOMMENDATION

City staff recommend that the Planning Commission review the PDC Amendment and Site Plan for Lot 1 (UFCU)
of the Silverado Santa Clara Amended Commercial Subdivision to determine if the application is complete. If the
application is determined to be complete, City staff would recommend that the Planning Commission forward a
recommendation for approval to the City Council subject to the following conditions:

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

2. That the applicant be required to install site improvements which meet city standards.

3. That the project be built according to the approved Site Plan. That this includes but is not limited to
all items listed in the staff report.

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

5. That a timed dimmer, to dim the back-lit orange translucent panels from 10 PM to 7 AM in the
spring/summer months, and from 5 PM to 7 AM during the winter months is required.
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Request: PDC Amendment & Site Plan Review

6. That roof top mechanical equipment must be appropriately screened and located behind a parapet
wall.

7. That 22 parking spaces (including 2 ADA spaces) be provided for the project.

8. That the final landscape and irrigation plans be required to comply with City Ordinance #2024-02,
Water Efficient Landscaping & Conservation Standards.

9. That all outdoor lighting be shielded and directed downward to avoid light spill. Parking lot lighting
is limited to 16’ in height which includes the base of the light pole.

10. That a dumpster enclosure with a CMU wall and solid metal gates for durability be provided as
located on the Site Plan.

11. That project signage be reviewed by the Planning Commission at a later date.

12. 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.

13. That the applicant submits a dust control plan for the site prior to obtaining a building permit.

UFCU — CW Commercial Lot 1 Page 4 of 4
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Silverado Santa Clara PT AMD B (Commercial) 5803 -
#20260011954
Sheet 1 of 2

NwW 1/4 SECTION 9, TOWNSHIP 42 SOUTH, RANGE 16 WEST, SALT LAKE BASE & MERIDIAN
SANTA CLARA CITY, WASHINGTON COUNTY, UTAH

GENERAL NOTES

1) DIMENSIONS SHOWN TAKE PRECEDENCE OVER SCALE.

2) ALL BEARINGS ARE DERIVED FROM THE BASIS OF BEARING SHOWN HEREON.

3) ALL DISTANCE LISTED ARE GROUND DISTANCES AND ARE TRUE REPRESENTATION OF MONUMENTS AND [IMPROVEMENTS PLACED OR TO BE
PLACED ON THE GROUND. (UNLESS OTHERWISE NOTED)

4) ACCES5 TO HARMON’S SANTA CLARA SUBDIVISION THROUGH A 30.0" RIGHT-OF-WAY EASEMENT.

5) SURVEYED PROPERTY LIES WITHIN ZONE X (AREAS DETERMINED TO BE OUTSIDE OF THE 0.2% ANNUAL CHANCE
FLOODPLAIN.) ACCORDING TO FEMA

6) NOT WITHSTANDING THE POSTING OF ANY PERFORMANCE SECURITY, NO BUILDING PERMIT WILL BE ISSUED UNTIL ALL
UTIUTIES ARE COMPLETED IN THE SUBDIVISION.

7) ALL STREET LANDSCAPING MUST CONFORM TO THE CITY’S LANDSCAPING ORDINANCES AND CONSTRUCTION STANDARDS

GEOTECHNICAL INVESTIGATION:

A GEOTECHNICAL INVESTIGATION WAS PERFORMED BY AGEC (APPLIED GEOTECHNICAL ENGINEERING AND CONSULTANTS).
THE INVESTIGATION RESULTS AND SPECIFIC RECOMMENDATIONS FOR THE CONSTRUCTION OF FOUNDATIONS, FLOOR
SLABS AND EXTERIOR FLATWORK, ARE COMPILED IN A REPORT DATED OCTOBER 09, 2025. THIS REPORT IS
AVAILABLE FROM THE DEVELOPER AND A COPY IS ON FILE WITH SANTA CLARA CITY. OWNERS, BUILDERS AND
CONTRACTORS SHOULD BECOME FAMILIAR WITH THIS REPORT AND COMPLY WITH ITS RECOMMENDATIONS.

SURVEYOR’S CERTIFICATE

I, ADAM 5. ALLEN, DO HEREBY CERTIFY THAT | AM A PROFESSIONAL LAND SURVEYOR, AND THAT [ HOLD LICENSE NO. 5633341, A5
PRESCRIBED UNDER THE LAWS OF THE STATE OF UTAH. | FURTHER CERTIFY THAT BY AUTHORITY OF THE OWNER, | HAVE MADE A
SURVEY OF THE TRACTS OF LAND SHOWN ON THIS PLAT ANDO DESCRIBED HEREON, AND HAVE SUBDIVIDED SAID TRACT OF LAND INTO
STREETS, LOTS, ACCESS EASEMENTS, AND PUBLIC UTILITY EASEMENTS, HEREAFTER TO BE KNOWN AS:

SILVERADO SANTA CLARA SUBDIVISION
PARTIAL AMENDMENT "B" (COMMERCIAL)

AND THAT THE SAME HAS BEEN CORRECTLY SURVEYED AND WILL BE MONUMENTED ON THE GROUND AS SHOWN ON THIS PLAT.

0272772026
DATE:

BOUNDARY DESCRIPTION

A PART OF THE NORTHWEST QUARTER OF SECTION 9, TOWNSHIP 42 SOUTH, RANGE 16 WEST, SALT LAKE BASE
AND MERIDIAN, LOCATED IN SANTA CLARA CITY, WASHINGTON COUNTY, UTAH, BEING MORE PARTICULARLY
OESCRIBED AS FOLLOWS:

LIMITED LIABILITY ACKNOWLEDGEMENT BEGINNING AT A POINT ON THE WESTERLY SUBDIVISION LINE OF SILVERADO SANTA CLARA RECORDED A5
BLACK HAWK ENTRY #20230017569 ON JUNE 15, 2023 BY THE WASHINGTON COUNTY RECORDER, SAID POINT ALSO BEING
STATE OF _\kaMm )55 TOWNHOMES DEsERr o LOCATED NO°37'40"E 33.28 FEET ALONG THE SECTION LINE AND 589°22'20°E 677.00 FEET FROM THE WEST
COUNTY OF SUBDMISION  VILLAGE S CORNER OF SECTION 9, TOWNSHIP 42 SOUTH, RANGE 16 WEST, SALT LAKE BASE & MERIDIAN; RUNNING
Dans ) HERITAGE & TownHomes 2 THENCE ALONG SAID SUBDIVISION LINE THE FOLLOWING TWO (2) COURSES: (1) NOO°37'37"E 469.19 FEET:
oN THE 3™ DAY OF Maxtin 201, PERSONALLY APPEARED BEFORE ME WHO BEING DULY SWORN DID SAY SUONEON 2 g 3 THENCE (2) N16°36'53"W 4.16 FEET; THENCE EAST 628.61 FEET TO THE WESTERLY RIGHT-OF-WAY OF RED
THAT HE/SHE IS THE Mﬁ“;‘ OF en(iave Ted Mopiain Dowue A WFAHS LIMITED LIABILITY COMPANY, THAT THE WITHIN AND FORGOING INSTRUMENT 5 2 = MOUNTAIN ORIVE; THENCE ALONG SAID RIGHT-OF-WAY THE FOLLOWING TWO (2) COURSES: (1) 500°28'02"W
WAS SIGNED ON BEHALF OF SAID LIMITED UABILITY COMPANY WITH PROPER AUTHORITYN\ AND DULY ACKNOWLEDGED TO ME THAT HE EXECUTED THE SAME. S g 461.16 FEET, THENCE (2) SOUTHWESTERLY ALONG THE ARC OF A NON-TANGENT CURVE TO THE RIGHT HAVING A
, PROJECT LOCATION RADIUS OF 24.99 FEET (RADIUS BEARS: N89°32'25"W) A DISTANCE OF 38.81 FEET THROUGH A CENTRAL ANGLE OF
FULL NAME SIGNATURE: (ﬁm sz\ﬂ.wwc £8°58'45" CHORD: 544°56'58'W 35.03 FEET TO THE NORTHERLY RIGHT-OF-WAY OF PIONEER PARKWAY: THENCE
FULL NAME PRINT- Sf ) 2 fﬁfﬁ s ALONG SAID RIGHT~OF-WAY N£8°47'15"W, A DISTANCE OF 604.18 FEET TO THE POINT OF BEGINNING.
) 2@ q 49 - PIONEER PARKWAY
COMMISSION NO.: __H 7 |
MM o 29 202 CONTAINS: 6.91 ACRES:.
, .9 CONTAIN .
EXPIRATION DATE: 202 s o N i TAINS 7 LOTS
A NOTARY PUBLIC COMMISSIONED IN THE STATE OF UTAH SUBOMSION SUBDMISION e
SUBDIVISION
(STAMP NOT REQUIRED PER UTAH CODE 46-1-16 (6) IF ABOVE INFORMATION IS FILLED IN) °
© RACHEL DR.
MORTGAGEE CONSENT TO RECORD % | 3 OWNER'S DEDICATION
% (Y]
GAG 5 3 o KNOW ALL MEN BY THESE PRESENT THAT THE UNDERSIGNED OWNER OF ALL THE HEREON DESCRIPED TRACT OF LAND,
, A MORTGAGEE OF SAID TRACT OF LANO DOES HEREBY GIVE CONSENT FOR SAID TRACT OF LAND TO BE U5SED < g&& dZ} %,} HAV[NC‘ CAUSED THE SAME TO BE SUBDIVIDED INTO STREETS' LOTS' ACCESS EASEMENTS‘ AND PUBLIC UTILITY
FOR THE USES AND PURPOSES DESCRIBED IN THE PLAT, TO THE RECORDING OF THE PLAT, RECORDING OF COVENANTS, CONDITIONS AND suuaaqms 3 O%;\ EASEMENTS, TO BE HEREAFTER KNOWN AS5S:
RESTRICTIONS, AND JOINS IN ALL DEDICATIONS AND CONVEYANCES. OMSION
Lovd b\/\ % Z SILVERADO SANTA CLARA SUBDIVISION
£y
SIGNATURE; 0\0\ S % PARTIAL AMENDMENT "B" (COMMERCIAL)
SANTA -
PRINT NAME_LL)JLL_QQQSJO\J BLM e FOR GOOD AND VALUABLE CONSIDERATION RECEIVED, THE UNDERSIGNED DO HEREBY DEDICATE AND CONVEY TO THE CITY
OF SANTA CLARA FOR PERPETUAL USE OF THE PUBLIC, ALL PARCELS OF LAND SHOWN ON THIS PLAT A5, PUBLIC
5UBDIVISION g '
TiTLe: ANP Commevaial Lcndmg UTILITY EASEMENTS AND RIGHT-OF-WAY FOR PIONEER PARKWAY. .
IN WITNESS WHEREOF [ HAVE HEREUNTO SET MY HAND THIS __3 - _ pAY OF _ Maeecx 2026

MORTGAGEE ACKNOWLEDGEMENT

sTATE oF _\\odn
COUNTY OF Salx \Loke

on e & oar of Mace 202 PERSONALLY APPEARED BEFORE Me ke QsQC\S\D\\ . WHO BEING
8Y ME DULY SWORN OI0 SAY THAT HE/SHE 15 THE INA® Comw. \ewd. OF SAID BANKING
CORPORATION, AND THAT HE/SHE EXECUTED THE FOREGOING DOCUMENT ON BEHALF OF SAID BANKING CORPORATION B RTIORITY OF A

gs.s.

VICINITY MAP
N.T.S

ENCLAVE RED MOUNTAIN ROW LLC

(A D(BA E«LIMITED LIABILITY COMPANY)
SIGNATURE; &ZL (/((
vV

RESOLUTION OF [TS BOARD OF DIRECTORS AND HE DID ACKNOWLEDGE TO ME THAT THE BANKING CORPORATION EXECUTED THE SAME FOR THE PRINT NAME: CQL\N wrieHT
USES AND PURPOSES STATED REIN.
NOTARY PUBUC TITLE: MANACER- , “TAGDLEN ATFILIACES

MY COMMISSION EXPIRES: V\mﬂ b, 202}
A NOTARY PUBLIC COMMISSIONED [N UTAH
STAMP 15 NOT REQUIRED PER UTAH CODE 46-1~16(6)

NOTARY PUBLIC FULL(l}AME_: P\-\\. Raocke.
COMMISSION NUMeER:_ Y 3O\ S~

AMENDMENT NOTE

THE PURPOSE OF THIS AMENDMENT 5 TO SUBDIVIDE LOT 2 OF SILVERADO SANTA CLARA PARTIAL AMENOMENT "A”

DOCUMENT NO. 20250038684 INTO 7 LOTS WHILE CREATING AN AN ACCESS EASEMENT BETWEEN THIS PARCEL OF PROPERTY AND

HARMONS SANTA CLARA SUBDIVISION OOCUMENT NO. 20160002079 ANO TO VACATE/REMOVE THE 30 PERPETUAL EASEMENT SHOWN ON THE
ORIGINAL PLAT LOT 2

FINAL PLAT OF:

SILVERADO SANTA CLARA SUBDIVISION PARTIAL AMENDMENT "B" (COMMERCIAL)

NwW 1/4 SECTION 9, TOWNSHIP 42 SOUTH, RANGE 16 WEST SLB&M

SANTA CLARA CITY, WASHINGTON COUNTY UTAH SHEET 1 OF 2

CITY SURVEYOR'S
CERTIFICATE:

I, THE SANTA CLARA CITY SURVEYOR,
DO HEREBY VERIFY THAT THIS OFFICE
HAS EXAMINED THIS SUBDIVISION PLAT
AND HAVE DETERMINED THAT IT IS
CORRECT AND IN ACCORDANCE WITH
INFORMATION ON FILE IN THIS OFFICE.

APPROVAL AND ACCEPTANCE BY THE CITY
OF SANTA CLARA, UTAH

WE THE MAYOR AND CITY COUNCIL OF SANTA CLARA CITY, UTAH HAVE REVIEWED THE
ABOVE SUBDIVISION FINAL PLAT AND BY AUTHORIZATION OF SAID CITY COUNCIL
RECORDED IN THE MINUTES OF IT'S MEETING OF THE DAY OF_MARCY

A.D. 20_20, HEREBY ACCEPT THE SAID SUBDIVISION WITH ALL COMMITMENTS AND ALL
OBLIGATIONS PERTAINING THERETO.

WASHINGTON COUNTY

TREASURE By
I, WASHIMGN‘UMH«I‘

CITY PLANNING DIRECTOR

«7a PR
ON THIS THE [~ DAY OF __I"|R , A.D. 202& THE CITY
PLANNING DIRECTOR OF SANTA CLARA CITY, HAVING REVIEWED THE ABOVE
SUBDIVISION FINAL PLAT AND HAVING FOUND THAT IT COMPLIES WITH THE
REQUIREMENTS OF SANTA CLARA CITY'S PLANNING ORDINANCES, AND BY
AUTHORIZATION OF SAID COMMISSION HEREBY APPROVE SAID SUBDIVISION

ENGINEER'S APPROVAL:

THE HEREON SUBDIVISION HAS BEEN
REVIEWED AND IS APPROVED IN
ACCORDANCE WITH INFORMATION ON
FILEONT OFF CE, THIS __\0
DAY OF _ 20)6

APPROVAL AS TO FORM: RECORDED NO.

DOC # 2026001 1954

Map EConvey.lng Property Page 1 of
Gary Christensen Nashmgton County Recorder
03/8%{%0&6 02:11:47 PM Fee $ 114.00

APPROVED AS TO FORM,
DAY OF
r A.D. 2025,

THIS

AMERICAN

CONSULTING & ENGINEERING

ST. GEORGE, UT 84770

é D_igWING BN THIS
-{IAVE‘BEEN PAID IN

FOR ACCEPTANCE BY SANTA CLARA CITY, UTAH.

0l M F.LTll'l'.’nl-.‘!'.lﬂh'J'H'b'L'.I'H'IHH'H“'l nill

1173 S. 250 W. #504

N

MAYODR
SANTA CLARA CITY, UTAH

L
ENGINEER
SANTA CLARA CITY, UTAH

T N o e T - L S R .- i T T T e L S B S N G i aaTal el A T T T T B U Lo P

|
§

N /'
L

OUNTY RECORDER
ASHINGTON COUNTY, UTAH

AL

CITY PLANNING DIRECTOR

JOB # 25-044 CW VERA DATE: 02/27/2026
FILE: FP-COMMERCIAL.DWG | SCALE: N/A

CITY ATTORNEY
SANTA CLARA CITY, UTAH

TREASURER
WASHINGTON COUNTY, UTAH

CIT SURVEYOR CITY RECORDER PEPETY
| SANTA CLARA CITY, UTAH SANTA CLARA CITY, UTAH
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'Q _— —————— (80" PUBLIC STREET) ®  SET REBAR AND CAP AMERICAN LAND CONSULTING (UNLESS OTHERWISE SPECIFIED ON THE PLAT)
o T I — Q} EXISTING SURVEY CONTROL MONUMENT AS NOTED (CLASS I,
RING & LD
— G )
< BOUNDARY UINE
WEST QUARTER CORNER OF SECTION 9, - - —— 7 B — 5TREET CENTER LINE
E‘EX’E?«“‘P #2 SOUTHL RANGE 16 WEST. T e e e e PUBLIC UTILITY EASEMENT
——————— RIGHT-OF ~WAY EASEMENT
SECTION LINE
TIE LINE
LOT LINE

511 5Q. FT. DECELERATION LANE TO BE DEDICATED TO
SANTA CLARA CITY FOR PIONEER PARKWAY (RIGHT-OF-WAY)

D N | FINAL PLAT OF:

AMENDMENT NOTE npn
CONSULTING & cNGIRERING THE PURPOSE OF THIS AMENOMENT 5 TO SUBDIVIOE LOT 2 OF SILVERADO SANTA CLARA PARTIAL AMENDMENT "A" SILVERADO SANTA CLARA SUBDIVISION PARTIAL AMENDMENT "B" [COMMERCIAL)

1173 8. 250 W. #504 * ST. GEORGE, UT 84770 DOCUMENT NO. 20250032694 INTO 7 LOTS WHILE CREATING AN AN ACCESS EASEMENT BETWEEN THIS PARCEL OF PROPERTY AND

HARMONS SANTA CLARA SUBDIVISION DOCUMENT NO. 20160002079 AND TO VACATE/REMOVE THE 30" PERPETUAL EASEMENT SHOWN ON THE NW 1/4 SECTION 9, TOWNSHIP 42 SOUTH, RANGE 16 WEST SLB&M
ORIGINAL PLAT LOT 2 SANTA CLARA CITY, WASHINGTON COUNTY UTAH SHEET 2 OF 2

DATE: 02/27/2026
FP-COMMERCIAL.DWG| SCALE: 1"=40'

JOB # 25-044 CW VERA

FILE:




CITY OF SANTA CLARA
ORDINANCE NO. 2025-12

AN ORDINANCE OF THE CITY OF SANTA CLARA, UTAH, APPROVING A ZONING
AMENDMENT FROM PLANNED DEVELOPMENT RESIDENTIAL (PDR) TO
PLANNED DEVELOPMENT COMMERCIAL (PDC) ON APPROXIMATELY 6.91
ACRES, INCLUDING A PROJECT PLAN, IN SILVERADO SANTA CLARA
SUBDIVISION, LOCATED AT PIONEER PARKWAY AND RED MOUNTAIN DRIVE,
AFFECTING ALL OF PARCEL NOS. SC-SILS-3 & A PORTION OF SC-SILS-2.

WHEREAS, the applicant, Cole West, LLC, owns certain parcels designated in the General Plan
and Land Use Map as Mixed Use Residential (MUR) and Main Street Commercial (MSC),
located at Pioneer Parkway and Red Mountain Drive, upon approximately 14.27 acres including
Parcel Nos. SC-SILS-1, SC-SILS-2, AND SC-SILS-3; and

WHEREAS, the applicant seeks to obtain a zone change to the Planned Development
Commercial (PDC) zone on 6.91 acres on Lot 3 and a portion of Lot 2, due to applicant’s desire
to develop a commercial project with seven (7) commercial buildings containing approximately
51,500 square feet; and

WHEREAS, pursuant to the requirements of the Santa Clara City Code, the Planning
Commission properly advertised and conducted a public hearing on the proposed zone change
and the associated Project Plan on June 26, 2025, recommending approval to the City Council;
and :

WHEREAS, the City Council, during its regular meeting held on July 9, 2025, considered the
application for the proposed zone change, the proposed Project Plan, the public comments
received, and the minutes of the Planning Commission’s deliberations, and voted to (1) approve
the requested zone change from PDR to PDC; and (2) approve the proposed Project Plan, on Lot
3 and a portion of Lot 2 for seven commercial buildings, as depicted therein.

NOW, THEREFORE, BE IT ORDAINED by the Santa Clara City Council, State of Utah, as
follows:

Section 1. Classification
This ordinance amends the Zoning Map of the City of Santa Clara, Utah.
Section 2. Amendment

The Zoning Map of the City of Santa Clara, Utah, is hereby amended for Lot 3 and a portion of
Lot 2, from the Planned Development Residential (PDR) Zone to the Planned Development
Commercial (PDC) Zone, incorporating the Project Plan materials provided by the applicant and
considered by the City Council at the time this ordinance was approved.

Ordinance 2025-12
Zone Change from PDR to PDC and Approval of Project Plan
on Silverado Santa Clara Lots 2 and 3, 6.91 acres at Pioneer Parkway and Red Mountain Drive
Page 1 of 4



DESCRIPTION:

Property located at the intersection of Pioneer Parkway and Red Mountain Drive, approximately
6.91 acres including all of Parcel Nos. SC-SILS-3 and a portion of SC-SILS-2, and more

particularly described as follows:

All of Lot 3 and a portion of Lot 2, Silverado Santa Clara Subdivision, pursuant
to the Official Plat thereof on file in the office of the recorder for Washington
County, Utah.

Note: After pending amendment of the subdivision plat, this property will be
known as Lot 2, CW Santa Clara Mixed Use Subdivision.

Section 3. Findings, Conditions
The amendment approved herein is subject to the following findings:

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

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

3. That the Harmon’s Shopping Center directly west of the subject property is located
within the Planned Development Commercial, PDC Zone.

4. That the proposed use under the amended zoning and Project Plan complies with
Chapter 17.18.090 items:

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;

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;

Ordinance 2025-12
Zone Change from PDR to PDC and Approval of Project Plan
on Silverado Santa Clara Lots 2 and 3, 6.91 acres at Pioneer Parkway and Red Mountain Drive
Page 2 of 4



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.

The zoning amendment and Project Plan approved herein is subject to the following conditions:

1.

9.

That the applicant is required to go through the Site Plan Review process for each
project phase/building.

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.

That roof top mechanical equipment be appropriately screened and located behind a
parapet wall.

That the final landscape and irrigation plans be required to comply with City
Ordinance #2024-02, Water Efficient Landscaping & Conservation Standards.

That all outdoor lighting be shielded and directed downward to avoid light spill.

Parking lot lighting is limited to 16’ in height which includes the base of the light
pole. That lighting details be provided with each individual Site Plan review.

That the required parking be reviewed with each individual Site Plan review for the
project.

That project fencing information be provided with individual Site Plan review if
needed.

That project signage be reviewed with each individual Site Plan review.

10. 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.

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

site construction.

Ordinance 2025-12
Zone Change from PDR to PDC and Approval of Project Plan
on Silverado Santa Clara Lots 2 and 3, 6.91 acres at Pioneer Parkway and Red Mountain Drive
Page 3 of 4



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 applicant works with City staff on a final Development Agreement for the
project to be signed by both parties (Cole West LLC & Santa Clara City).

Section 4. Effective Date

This ordinance shall become effective immediately upon adoption, recording and posting in the
manner required by law.

ADOPTED by a duly constituted quorum of the Santa Clara City Council this 9" day of July,
2025.

IN WITNESS THERETO:

Attest:
Rick Rosenberg, Mayor Selena Nez, City Recorder 0

ftraggggannttt

Ordinance 2025-12
Zone Change from PDR to PDC and Approval of Project Plan
on Silverado Santa Clara Lots 2 and 3, 6.91 acres at Pioneer Parkway and Red Mountain Drive
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Planned Development Zone Change Application 9/9/2026

Santa Clara City

Planning Department

C/O Jim McNulty"

Planning & Economic Development Director

Attn:  Jim McNulty
Re: Planned Development Zone Change Application Memo:
Dear Mr. McNulty,
Below is the detailed narrative for our proposed Planned Development Zone Change Application.

e We wish to develop Lot 1 of the Silverado Santa Clara Subdivision, with a lot size of .76 Acres

e The proposed use is a financial institution. Utah First Federal Credit Union proposes to build a
3,300 sq. ft. building on this site.

e Parking calculations are given on sheet AS-101. 13 stalls are required per zoning. 22 are provided.

¢ The Building materials are shown on the colored elevations, the digital color board, and the physical
color board.

o The main body of the building are to be limestone panels.

The larger customer entry area is a Charcoal ACM. Panel.

There are natural aluminum ACM Panel accents.

There is a custom orange ACM panel in the drive-up area.

The signature elements are back-lit orange translucent panels on the south, and west

o O O O

facades. These will be on a timed dimmer, to dim from 10pm-7am in the spring/summer
months, and from 5pm-7am during the winer months.
The roofing is a single play membrane, and is not visible from the street level.

o Large glass curtain walls let an ample amount of daylight into the building.
Landscape is shown on the plan, and the colored site plan. The percentage of lot coverage
is shown on sheet LA500, and is as follows:

*  Building area: 3,403 sq. ft. 10%
* Road/Hardscape: 19,617 sq. ft. 60%
*  Open Space (Landscape area) 9,924 sq. ft. (8,868 sq. ft.) 30%
» Total area: 32,944 sq. ft. / .76 Acres 100%

We appreciate your consideration on this application.

Rob Merrick
AlA, NCARB

Associate Principal / Architect
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Lot 1

ivision —

Utah First Credit Union - Proposed Santa Clara Branch

Pioneer Parkway — CW Santa Clara Subd
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o
s
o
(&)
GENERAL NOTES ENGINEER'S NOTES TO CONTRACTOR CONTACTS
1 CONTRACTOR TO FIELD VERIFY HORIZONTAL AND VERTICAL 1| THE EXISTENCE AND LOCATION OF ANY O «
LOCATIONS OF ALL EXISTING UTILITIES PRIOR TO COMMENCEMENT OF SHOWN ON THESE FLANS WERE OBTAINED BY A SEARCH OF THE AVAILABLE RECORDS, TO THE BEST OF + O
REFORT ANY DISCREPANCES TO THE ENODEER o SHOWN ON THESE c >
1S REQUBED TO TAXE DUE PRECAUTIONARY MEASURES TO FROTECT THE UTILITY LDES o o
2 ANY AND ALL DISCREPANCIES N THESE PLANS ARE TO HE BROUGHT TO SHOWN ON THESE DRAWINGS. FURTHER ASSUMES ALL LIASILITY
ENGINEER'S ATTENTION PRIOR TO FOR THE UTILITY CONDUTTS OR STRUCTURES SHOWN OR NOT SHOWN ON THESE DRAWINGS [F n O
UTILITY LINES ARE ENCOUNTERED DURING CONSTRUCTION THAT ARE NOT IDENTIFIED BY FLANS,
3 ADEERE TO SANTA CLARA CITY AND APWA NOTIFY ENGINEER IMMEDATELY
STANDARD FLANS AND SPECIRICA [
2 AGREES THAT HE SHALL ASSUME SOLE AND COMPLETE! FOR JOBSITE
4 ALL UTILTIES AND ROAD IMPROVEMENTS SHOWN ON THE FLANS COURSE OF CONSTRUCTION OF THIS PROJECT.,
SHALL HE REFERENCE. FERSONS AND PROPEXTY. THAT THIS REQUIREMENT SHALL APFLY CONTINUOUSLY AND NOT BE LIMITED
STAKES FLACED UNDER THE SUPERVISION OF TONORMAL AND THAT THE CONTRACTOR AND HOLD THE
SURVEYOR WITH A CURKENT LICENSE ISSUED BY CITY, THE OWNER. AND THE ENGINEER HARMLESS FROM ANY AND ALL LIABILITY, REAL O ALLEGED, IN
THE STATE OF UTAH _ANY INSTALLED BY ANY OTHER WITH THE FERFORMANCE OF WORK ON THIS FROJECT, FOR LIASILITY
AL REFERENCE WILL NOT BE ACCEFTED OR FROM THE SOLE NEGLIGENCE OF THE OWNER OR
CERTIFIED BY THE ENGINEER OF |
s CHANGES & USES: THE ENGINEER WEL NOT BE BENCHMARK
5 THIS DRAWING SET I3 SCALED TO BE PRINTED ON A 24 X 3%* SZB OF RESFONSIELE FOR, OR LIABLE FOR, \CHANGES TO OR USES OF THESE PLANS ALL [ erpep—
PAVER (ARCH D) I PRINTED ON A SMALLER PAPER SIZE, THE DRAWING WILL TO THE FLANS MUST 5E IN WRITING AND MUST BE AFPROVED BY THE FREPARER OF THESE PLANS TP €3 30T, BANGE
T B T SCALE D SHOCLD NOT 52 USED 10, SCALE MEASUREMGNTS TAT LS A KRN | GRAPHIC SCALE
FROM THE PAFER DRAWING ALSO USE CAUTION, AS THERE. MAY BE TEXT OR 4 ALLCONTOURL ANS ARE. TELD RV s - P . .
DETAIL THAT MAY BE OVERLOOKED DUE TO THE SMALL SIZE OF THE SURVEY DUETO hsteadorned
BE T e —|
ARRANTY OF SUCH LINEWORK. FOR FEET
NOTICE TLL NOT TYPE OF USE BY THE .ﬂ. o
SFOTHL D FROFT
HEFORE. PROCEEDING WITH THIS WORK, THE CONTRACTOR SHALL CAREFULLY AL
CHECK AND VERIFY ALL CONDITIONS, GUANTITIES, DIMENSIONS. AND GRAE EXPERTISE AND BY TOCOMPLETE
ELEVATIONS, AND SHALL REFORT ALL TO THE ENGINEER BURLD-OUT OF THE INTENDIED IMFROVEMENTS.

COVER
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OWNERS REPRESENTATIVE RESERVES THE RIGHT TO ADUST PLANTS
TO EXACT LOCATION N F £LD, FOR CONTRACTOR TO THEN NSTALL.

4. VERFY PLANT COUNTS AND SOUARE FOOTAGES. QUANTITIES ARE

8 PRUNE NEWLY PLANTED TREES ONLY AS D RECTED BY OWNER'S
ATIVE.
° ML
CESIGNATED PER THESE NOTES AND DRAWINGS.
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GENERAL NOTES

1 REFER TO CVIL ENGNEERS UTIITY AND PRICISE GRADING PLANS FOR

FFKR | LANDSCAPE & PLANNING

CREDIT UNION

UTAH FIRST

Pioneer Parkway - CW Santa Clara Subdivision - Lot 1

| Utah First Credit Union - Proposed Santa Clara Branch
Santa Clara, UT
Proposed Site Plan

3. EXACT LOCATIONS OF PLANT MATERIALS T0) BE APPROVED BY THE
CWNER'S REPRESENTATIVE I THE FIELD PRICR TD INSTALLATION. THE
CWNER'S REPREBENTATIVE RESERVES THE FaOHT TO ADIUST FLANTS
WO EXACT LOCATION N FIELD, FOR CONTRACTOR T0 THEN BSTALL.

4 WERIFY PLANT COUNTS AND SOUARE FOOTAGES. DUANTITIES ARE
PROVIDED FOR CWHER INFORMATION CHLY. IF DUANTITIES DN PLANT
LIST DNFFEF
PREVML.

AICNT ROUND UTILITES
WITH CARE AND IF NECEBSARY BY HAND. THE CONTRACTOR BEARS
FULL RESPONSSNLITY FOR THIS WORK AND DISRUSTION O DAMAGE TO
UTIITIES SIeALL IBE FEEPARRED MMMECRATELY AT NG EXPENSE T0 THE
OWNER.

PROVIOR | STES

EACH SPECES AND SIZE DEBIGNATED ON THE DRAWNGS.

B PRUNE MEWLY PLANTED TREES OMLY AS DNRECTED BY OWNER'S
REPRESENTATIVE.

B ALIGN AND EGUALLY SPACE [N ALL DIRECTIONS SHUBS 50
DESIGHATED PER THESE NOTES AND DRAWNOS.

10 FIESH ORADES OF SHRLS AREAS AND LAWNSGRASSES SHALL BE 1
HCH BELOW ADGACENT PAVING OR EDOING.
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PLANT SCHEDULE

SYMBOL CODE BOTANICAL/COMMON NAME SIZE QTY

SHRUBS

(+) = Sommemmee s ()
(3 o o s (s
@ I v m
ORI
GROUNDCOVERS

() e o
PERENNIALS

Nassela tenuissima Is
Toal
O T v sl (7))

Agave geminifiora
Twin Flowered Agave Tl an

o Hesperalos panvifiora 1ga 12

o~

Perovskia atrplicifolia

Pa Russian Sage

1gal 31

Mexican Petunia

~
w  Rusliabrtonana 1o (0 )
¥

SYMBOL CODE BOTANICAL / COMMON NAME Qry
Existing planting 22401
to remain g

GENERAL NOTES

oz

REFER TO CIVIL ENGINEERS UTILITY AND PRECISE GRAD NG PLANS FOR
UT LITY LOCATION AND FINAL GRADING. IF ACTUAL SITE CONDITIONS
VARY FROM WHAT IS SHOWN ON THE PLANS CONTACT THE OWNER'S
REPRESENTATIVE IMMEDIATELY AS TO HOW TO PROCEED.

VERIFY LOCATIONS OF PERT NENT SITE IMPROVEMENTS INSTALLED
UNDER OTHER SECTIONS, F ANY PART OF THIS PLAN CANNOT BE
FOLLOWED DUE TO SITE CONDITIONS, CONTACT OWNER'S
REPRESENTATIVE IMMEDIATELY PRIOR TO COMMENCING WORK.

EXACT LOCATIONS OF PLANT MATERIALS TO BE APPROVED BY THE
OWNER'S REPRESENTATIVE IN THE FIELD PRIOR TO INSTALLATION. THE
OWNER'S REPRESENTATIVE RESERVES THE RIGHT TO ADJUST PLANTS
TO EXACT LOCATION N F ELD, FOR CONTRACTOR TO THEN NSTALL.

VERIFY PLANT COUNTS AND SQUARE FOOTAGES. QUANTITIES ARE
PROVIDED FOR OWNER INFORMATION ONLY. IF QUANTITIES ON PLANT
LIST DIFFER FROM GRAPHIC NDICATIONS THEN GRAPHICS SHALL

PERFORM EXCAVATION IN THE VICINITY OF UNDERGROUND UT LITIES
WITH CARE AND IF NECESSARY BY HAND. THE BEARS

FFKR | LANDSCAPE & PLANNING

CREDIT UNION

UTAH FIRST

UTAH FIRST CREDIT UNION - Proposed Santa Clara Branch

Pioneer Parkway, CW Santa Clara Subdivision - Lot 1

Santa Clara, UT
Proposed Site Plan

FULL RESPONS BILITY FOR THIS WORK AND DISRUPTION OR DAMAGE TO.
UT LIT ES SHALL BE REPAIRED MMEDIATELY AT NO EXPENSE TO THE

TREES SHALL BEAR SAME RELATION TO F NISHED GRADE AS IT BORE AT
NURSERY.

PROVIDE MATCHING FORMS AND SIZES FOR PLANT MATERIALS WITHIN
EACH SPECIES AND SIZE DESIGNATED ON THE DRAWINGS.

PRUNE NEWLY PLANTED TREES ONLY AS D RECTED BY OWNER'S
REPRESENTATIVE.

ALIGN AND EQUALLY SPACE IN ALL D RECTIONS SHRUBS SO
DESIGNATED PER THESE NOTES AND DRAWINGS

FINISH GRADES OF SHRUB AREAS AND LAWNS/GRASSES SHALL BE 1
NCH BELOW ADJACENT PAVING OR EDGING,

PROVIDE BURLAP WRAPPING TO SECOND BRANCH WITH 50% OVERLAP.
10 20 30 feet

S

=10

ProdECT NBER 26002

A ome Revsion

SHRUB
PLANTING
PLAN

LA502



PLANT SCHEDULE

SYMBOL

MULCH

CODE BOTANICAL / COMMON NAME SIZE QTY

Mineral Muich o
Apache Brown :
Mineral Muich i
Apache Gold ‘Chunky'

Landscape Boulders 34

GENERAL NOTES

REFER TO CIVIL ENGINEERS UTILITY AND PRECISE GRAD NG PLANS FOR
UT LITY LOCATION AND FINAL GRADING. IF ACTUAL SITE CONDITIONS
VARY FROM WHAT IS SHOWN ON THE PLANS CONTACT THE OWNER'S
REPRESENTATIVE IMMEDIATELY AS TO HOW TO PROCEED.

VERIFY LOCATIONS OF PERT NENT SITE IMPROVEMENTS INSTALLED
UNDER OTHER SECTIONS, F ANY PART OF THIS PLAN CANNOT BE
FOLLOWED DUE TO SITE CONDITIONS, CONTACT OWNER'S
REPRESENTATIVE IMMEDIATELY PRIOR TO COMMENCING WORK,

EXACT LOCATIONS OF PLANT MATERIALS TO BE APPROVED BY THE
OWNER'S REPRESENTATIVE IN THE FIELD PRIOR TO INSTALLATION. THE
OWNER'S REPRESENTATIVE RESERVES THE RIGHT TO ADJUST PLANTS
TO EXACT LOCATION N F ELD, FOR CONTRACTOR TO THEN NSTALL.

VERIFY PLANT COUNTS AND SQUARE FOOTAGES. QUANTITIES ARE
PROVIDED FOR OWNER INFORMATION ONLY. IF QUANTITIES ON PLANT
LIST DIFFER FROM GRAPHIC NDICATIONS THEN GRAPHICS SHALL

PERFORM EXCAVATION IN THE VICINITY OF UNDERGROUND UT LITIES
WITH CARE AND IF NECESSARY BY HAND. THE BEARS

FFKR | LANDSCAPE & PLANNING

-Lot1
UTAH FIRST

ivision

UTAH FIRST CREDIT UNION - Proposed Santa Clara Branch

Pioneer Parkway, CW Santa Clara Subd

Santa Clara, UT
Proposed Site Plan

FULL RESPONS BILITY FOR THIS WORK AND DISRUPTION OR DAMAGE TO.
UT LIT ES SHALL BE REPAIRED MMEDIATELY AT NO EXPENSE TO THE

TREES SHALL BEAR SAME RELATION TO F NISHED GRADE AS IT BORE AT
NURSERY.

PROVIDE MATCHING FORMS AND SIZES FOR PLANT MATERIALS WITHIN
EACH SPECIES AND SIZE DESIGNATED ON THE DRAWINGS.

PRUNE NEWLY PLANTED TREES ONLY AS D RECTED BY OWNER'S
REPRESENTATIVE.

ALIGN AND EQUALLY SPACE IN ALL D RECTIONS SHRUBS SO
DESIGNATED PER THESE NOTES AND DRAWINGS.

FINISH GRADES OF SHRUB AREAS AND LAWNS/GRASSES SHALL BE 1
NCH BELOW ADJACENT PAVING OR EDGING.

PROVIDE BURLAP WRAPPING TO SECOND BRANCH WITH 50% OVERLAP.
10 20 30 feet

ProdECT NBER 26002

A o Revsion

MULCH
PLANTING
PLAN

LA503



NOTES

THAT 123 OF

BELOW FINISH GRADE.

2 DONOTRLACE LEVEL, DO NOT
ADO TOPSOL ORROCK  MULCH TO BASE OF BOULDER TO ACH EVE
=TT

3 WATER SETTLE AND COMPACT BACKFLL

BOULDER PLACEMENT
C5

e

@ ORNAMENTAL GRASS PLANTING B2 SHRUB PLANTING DETAIL, TYP.

T evar

PREVAL NG

MULCH AT PLANTING AREAS TREE IN PLANTING AREA

A3 )

1T zerar

! 4 ' ]
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UTAH FIRST CREDIT UNION - Proposed Santa Clara Branch
Pioneer Parkway, CW Santa Clara Subdivision - Lot 1

Santa Clara, UT
Proposed Site Plan
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IRRIGATION SCHEDULE
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CRITICAL ANALYSIS
Cenerated 00008125 )
P.OC. NUMBER 01
Wate! Source information
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S Fiow Avsletie 1200 Fction Loss.
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IRRIGATION SCHEDULE

THERE IS ONE POINT OF CONNECTION ON THIS PROJECT N

APPROXIMATE LOCATION
[LOCATE AND CONNECT TO THE BUILD NG WATER SUPPLY L NE,
ooy DED BY

oT AT

| cooe. TO BACKFLOW
INSTALL ONE STOP & WASTE VALVE UPSTREAM OF BACKFLOW
INSTALL ONE FEBCO

[PREVENTER ENCLOSURE.
[EXTEND SCH 40 PVC PIPE A MINMUM OF S0 BEYOND

[PRESSURE OR LOW FLOW CONDITION!
=+ F THE CONTRACTOR FA LS TO NOTIFY OWNER'S

| CONTRACTOR ASSUMES ALL LIASILITY AND COSTS
ASSCGATED WATH SYETEM MOD FCATIGNS 10

ACCOMMOOATE THE ACTLIAL PRESSURE ™
FLow sEnsOR
T LLTRASONIC FLOW SENSOR REQUIRES A

[ZONES MAY BE REQUIRED TO RUN AT THE SANE TIME TO
|ACH EVE THE FLOW SENSOR'S MININLIM FLOW REGUIRMENT.
[MAXIMUM SAFE FLOWNOT TO EXCEED 50 GPM.

SIONAL FOR INTERNET

¥ RUN
SHALL BE SET TO TURN OFF AT 14° RANFALL

|OTHER TURNS IN PRING SHALL BE LOCATED UNDER ANY
CBSTRUCTIONS.
4. SLEEVING SHALL BE INSTALLED PER THE SIZES AND

FFKR | LANDSCAPE & PLANNING

CREDIT UNION

UTAH FIRST

UTAH FIRST CREDIT UNION - Proposed Santa Clara Branch
Pioneer Parkway, CW Santa Clara Subdivision - Lot 1

Santa Clara, UT
Proposed Site Plan

LANDSCAPE
IRRIGATION
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GENERAL IRRIGATION NOTES
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- 4
z
<
-
o
% THE CONTRACTOR SHALL PROVIDE ALL LABOR. MATERIALS AND ECUPMENT NECESRARY TO b
INSTALL THE IMPROVEMENTS SHOWN ON THE w
2 SHALL AND o
‘COMPLETION OF THIS WORK. ooyl iy <
s L LIABRITY THE DIRECT BLRY SPLCE o
o WITHOUT ALVE - w
o BYO0E PERTHE PER SOHEDLLE Per scHEDULE o
oF =
s ITIBTHE AND T
REVEEW OF THE PADICCT ONSTRUETION DOCUENTS INCLUING BT NOT LIMITEDTO THE < e s
FOLLOWING: LANDSCAFE PLAN, UTILITY PLAN, CIVIL PLAN, ARCHITECTURAL PLANS, ELECTRICAL H
Pwmammnmw:mmmmmvmrmvmnmmn omae B R scsonrs —
R T qENIBTE e CoED VG ScHadELL o
Y Y. %
€ THE CONTRACTOR SHALL CONFORM TO ALL LOCAL AND STATE REGULATIONS TO INSTALL THE SYOLATOAALO0S- - !
SN ON THESE DOCUMENTS. THE CONTRAGTOR SHALL GBTAIN AND PROVIOE PAYMENT > M oErTH H e L
FOR AL PERMITS REQUIRED BY ANY AND ALL LOGAL AND STATE AGENCIES AND UTRITY or ¥ e FRCu ConTRGLLER -
WNISMMJWMONMIWIIE. mﬂ:‘;
13 VERIFY AL ITIES PRIOR TO ‘coMuoN wRE TO s ki
T co«lmnmmlrm FALS TO DO 0. UNDERGROUND NEXT VALVELS) ~— now e L NE - =
UTRITIES THROUGH THE COURSE OF Hi3 WOFI, THE CONTRACTOR SHALL PAY FOR ANVIAND CONTROL WRE TO e e aas
REPAIR WORK. WEXT VALVES) 4 wv
& nnmmmwwmmrumrmwmmmmne by o2 =
PROVECT LTS AND WITHBN LANDBCAPE AREARL ANY ECUFMENT SHOAN OUTSIE OF THESE o
LIVITS IS SHOWN FOR GRAPHICAL CLARITY ONLY, IF THERE I A GUESTION REGARDING THE -
memmmmlmmmzmrmsmunlmm W 5
NEGLECTS TO NOTIFY THE NECESSARY mn:oo«mmﬂmnvmmv E
Wﬂmmﬁmmmmwwmm@mwmcunﬁ = ]
IRRIGATION SYSTEM AND IT'S COMPONENTS.
5 PLANT MATERIA THE CONTRACTOR (%) TURF VALVE ASSEMBLY C3 QUICK COUPLER ca GATE VALVE - 2-1/2" OR SMALLER e g3
SHALL COOADINATE MSTALLATION OF IRSIGATION EUIMENT 50 THAT T DOES NOT WOT TOSCALE rcourcsar wOT To SCALE NOT TO BCALE. =
INTERFERE WATH THE PLANTING OF TREES OR OTHER LANDSCAPE MATERIAL, )
0. 10 BETWEEN
0 BANKS OF SLERVES 15 e ML e we, ™
RESPONSIBILITY TO INSURE ADEQUATE VERTICAL SEPARATION BETWEEN ALL |RRIGATION MADMUM LENGTH. WOVIR & GRATR
DISTRIBUTION LINES AND AL 3 2 EMITTERS SHALL BE EGUALLY SPACED ARCLND ROOTBALL.
COMPONENTS, DRAINS, ETC. 3 FLUSHALLLIES THORCUGH.Y PRSOR TO EMITTER NSTALLATION.
1. Au.vu.vElmEll.mmlE FLASTIC, TAN, 3 4 IF PLANTING ON A &1 SLOPE OR STEEPER, NSTALL EMITTERS ON THE UPHILL SDE OF PLANT. -~
ALLVAL LBE INSTALLED A VUM O 1 2 SR ALVE ZONES (YORGEONES) ARE CRSKGNED T0 ACGOUNT PFOR O FTERENCES M PLANT WATER
FROWTHE EDGE OF INE OF RECLIREMENTS AND 5N EXPOSURE. °©
ARETENTION BASITHE GONTRACTOR SHALL ABIUST ALL VALVE DOXES T0 BE FLUSH . B
FINISH GRADE AS PER THE CONSTRUCTICN DETAR., !
12, THE CONTRACTOR SHALL oomnmmmnouvwmmn UNES PRICR TO
INSTALLATION OF FLANT unsmwma CWNERS RE PRR— k
3, LAYOUT EMITTER TUBING PARALLEL m«mmm INSTALL
FLUSHABLE TYPE END CAP AT ENDS OF ALL S FYIC DAIP LATERALS AN FLUSH THOROUGHLY LATERAL Lve
BEFORE INSTALLING EMITTERS. omPoLY APE PER B
" L8E PORT ATTERS, SEE
PLANS FOR DETALE. PLANT ROCTRALL
N : R 2
PLANE FOR DETALS. 14° TR BLTION TUB MG -
" mmﬂmsminﬁmummzmmmmnmmm POk Snicanse 1 5
OVER NOZZLE
17, THE CONTRACTOR SHALL EXTEND THREE (%) SPARE CONTROL WIRES. me‘w«mn =z
TWO (2) CONTROL WIRES) FROM THE CONTROLLER TO THE ENO OF EACH MAINLINE (@]
MmmmmmmmnAvrmuvnvsmmﬂAm =
BURY FOR =
KCUUNDERGROLHD WG )
" £R TO BE INSTALLED PER THE MANUFACTURERS =
mmmmnnnmmlnmmmumm«mwwmwm 14” ISR BLTION T WG -
GROUNDING ELECTROMK: EQI IRRIGATION SYSTEMS FOUND AT S2E NOTES FOR MAX MM B
ICAL LATERAL LINE - SEE PLAN
s ASSESTANCE. FOR SZE AND WATERAAL. o -
ogg
B2 DRIPLINE OPERATION INDICATOR (HUNTER) B3 SHRUB EMITTER SHRUB EMITTER PLACEMENT NEAR BUILDING g
e D @) s v g
L (&]
NOTES
T AL SAYHEACE M AR UL IPRESELRE FECLLATIG AT T POSTION UNITS EVENLY SPACED AROUND TREE. FOR NEW TREES PLACE NEAR ROOT SALL FOR E g
I AT AT RGWE N OGS KD TOTUR TOTMESNGRACE CHEN O EXSTING TREES, FLACE ALY THE CISTANGE BETWEEN CANCPY EDGE AND TREE TRUNK.
3 L DAL L TR WAL R 2 WGTALL PROCUCT WITH TOP EVEN WITH FISM GRADE R THE TOP OF
h D VD VLAY Al WAL WA 5 S VN NSTALL N3 N EXTREUELY HARD O CLAY SCILS. ADD 54 GRAVEL LAEEI AND AROUNO T 5 8
s D-ﬁlmﬂ'ﬁﬂw TO TR WO, ROOTZONE UNIT TO ALLOW FASTER WATER NF LTRATION AND ROOT PENETRATION.
«

sceDuLE
PRESSURE REGULAT NG QUICK —— WATERPROCE CONMECTION -
CMECK BASKETF LTER - 3MTM DOR'Y-2 OR ECUVALENT

S— AL T
A B oo
e IRRIGATION
DETAILS

DRIPLINE FLUSH - BALL VALVE

NOT TO BCALE.

SHRUB POP-UP SPRAY - SWING PIPE ASSEMBLY D TREE BUBBLER/POP-UP LAYOUT A3 DRIP VALVE ASSEMBLY W/PRS BASKET W/BALL VALVE

NOT TO SCALE POOLrCs48 rery "/ worToscas P-CO-LTCE0

LA800




TTRAIGHT P PE - 10 PIPE DAMETERS UPSTREAM & ToBE
S PIPE DAMETERS DOWNSTREAM 2 ALLPYC P P NG TO BE SNAXED N TRENCMES AS SHOWN IN PLAN VIEW.
3 ALL120VOLT WIR NG IN CONDUIT TO BE NSTALLED
“ weng 7O VALVES AND SPUICES TO BE NSTALLED WITH N A VALVE BOX AT PRESSURE SLPPLY L NE LOCATED
AND MADE WITH SUTM DERSY-8 WATERPROOF UNDERNEATH VALVE DOXES. ALL
5 BUNDLE AN TAPE W RING N 10 WANLINE FITT NG5 TO BE 5CH. 80 PYVC
¢ wwewastose WATH N MAINL M me

PROV DE WATERPROCF SEALANT FOR ALL CONDUIT AND WIRE ACCESS PONTS.

,hu

8L LONG CONTROL W RES TO VALVES
o
e ! oo
. ‘STANDARD LIFTOFF | | | W conmort o omens
GUARDSHACK INTERNAL | s amave
z
6e5| 0WatBHx 2L
ot TO BTEND
N 51| 0wa2mxzL sreeTeevoRD WAL
os2 | wwazeHxaL
UF DRECT BURIAL WaRE TO
REMTE CONTRGL VALVES

B1 LIFT OFF GUARDSHACK ENCLOSURE

NOT TO SCALE

B3 CONTROLLER - WALL MOUNTED

NOT TO SCALE

PRESSURE SUPPLY LINE - —!
-:mm-a—l

e
MEZAT BIRAND F
| T n
e =
wz
s X:
FLOW SENSOR 2 IRRIGATION PIPE TRENCH (o2 IRRIGATION PIPE SLEEVING ca MANIFOLD < n
o To saE o ToseAE “orToscaE “oTTosoE roourcs e
- I =
MANUFACTURES'S SPEC FICATIONS.
ST O, oo e s
Mt s e oo s

B4 RAIN SENSOR - WIRELESS

NOT TO BCALE.

NSTALL PER LOCAL

T
2 moyoe Py P Pe PROTECTX e Go THRoUGH
2 cowornest THE CONCRETE 5AD BASE.
H 3 BACKPLOWPREVENTION CEVICE(S) SHALL BE PLACED A M NALM OF TWO (Z) FEET FROM
THE WATER METER AND BE THE SAVE SZE AS THE METER SERIVCE LNE.
4 PROVOE THRUST BLOGKS FOR L NES 317 O LARGER.
1 wuLcH 0
o PER scHEDULE
2 VALVE
H RAIN B RO VBARAD ER SCHEDULE
N
i (:)ra.mznrvcuzvs . 3
BRASS WYE STANER
@sro;mvxvs.m: TrrEKcomeR PRE aE 1100 MES,
SIZE AS MAINCNE
H coumcren sscmase
@mnmmrﬁuu PR,
e 7 BEYOND UM 7 NSH GRADE
@mnm:m Loty
@"X!X!“ FLOWTO now ;
SUINCH WASHED GRAVEL VALVES “roc

BALL VALVE - 2-1/2" OR SMALLER

NOT TO SCALE

MASTER VALVE

STOP & WASTE VALVE

NOT TOSCALE

A3

Tera

BACKFLOW PREVENTER - FEBCO 825YA

NOT TO BOALE

sion - Lot 1

UTAH FIRST CREDIT UNION - Proposed Santa Clara Branch
Pioneer Parkway, CW Santa Clara Subd

Santa Clara, UT

Proposed Site Plan

IRRIGATION
DETAILS

LA801



GENERAL NOTES:

I
|
k¥
g'a
HITECTS

E. COVDLETS FOR TELECOMDATA AND POWER 10 HAVE LOAG
SHEEANG BENOS AND NOT TIHT TURMNG CONCLR' SOTBFS.

[ KEYED NOTES ( ):®)
~

(CAEINEL COMDLATE ARE FOR TELLEN TR AND AL
NSRS

(CLEARLY) LABELED PLLL STRINGE, COCRENATE MTH
EOUPVENT INETALLER FOR LOCATIONS FRIDR TO
SNTACLA
SECTIONLIZER
o % TURVMATION LOCATIONS W NEED TO I COOFENATED
® WITH ECLPUENT SLOPLIER AND DR, MRS ST z
e - o S-EETS. ELLER AN VAT STATINS AN SHARE THE M
e ! CREIT, TE 6014 TC THA CEAlT.

& FORNOMUMENT SIM AL ** CONDUT AT 24° SELOW GRACE.
FROM TN BADX 70 THE LT RACK AMD 518 L, PROVIZE
AFULL STRING IN CONGUT, LOCATION TO B
‘COCRTPATED MTH ARCHTTELT AND CMVER PRIOR TO
nosaH,

FOR MOMIMENT ERON POWER FLM A T* CONDUT AT ¢*
'BELOW CRACE FFOV KM BACK TC LIDHTING CONTROL
PANEL LOCATIONIN THE ELECTRICAL ROOM AND 3TUS UP,
PROVDE A FULL STRING INCONGAT,

UTAH FIRST

% PROVIE ALCOXARRE 14W X 171X 17T J§ GRAZK L.
B rCR - I TO B
CETERMNED Iy LD WITH ARCHITECT IV 10 KOG

- Lot

Ivision

POLE BASE SETAL FOR MORE INFCRMATICN AL.OWAELE
HENNTI

INSTALL A 78 AW GRICUTLET WITH WATERPROOF
LOCKAILE DOVTR PLATE TO ALLOW FERRATEN

PANEL 30 LG NTO I ANC BE LDCKIT, DCORTNATE
WITH G FOR EXACT LOCATIN T TO LMSMTEHED 120
VLT FOWERITS PREFERSED F POSSELE TO UTLUE THe
CONDUITS TAT PROVIZE POWER Y0 LICHT AOLES TO SY
THE COMDUCTORS,

"

|~ anas e

T P " W, FURNSH AND INSTALL A TS KVA MM VOUTAGE 1305
b . PP 175,35 VOLT SECONOWIY TANSORMENR,
THANSS ORUER LOZA RN

Permit Set
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UFCU - Proposed Santa Clara Branch

Pioneer Parkway - CW Santa Clara Subd

Santa Clara, UT
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O) @ ® @ %o\ WO® © ® ‘ ® REFERENCE NOTES

1. CONCRERE FOUNDREDN
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7. ACM Panels
Color: Charcoal

6. Insulated Glazing
Solarban 70 Grey

1. ACM Panels 2. ACM Panels 3. Limestone Panels 4. 3-Form Translucent Back-Lit Panel 5. Curtain Wall and Window Frame
Color: Custom Orange Color: Clear Anodized Color: Dove White Sandblasted Color: Custom Orange Color: Dark Bronze
Utah First Credit Union - Santa Clara Branch o~ ~T
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SANTA CLARA

TO: Santa Clara City Council

FROM: Jim McNulty, Planning Director

DATE: September 17, 2026

RE: Historic District/Mixed Use Zone Parking (Discussion Item)

City staff would like to discuss parking requirements in the Historic District/Mixed Use
HD/MU Zone. Recently, a Rezoning & Amended Site Plan (2998 Santa Clara Drive)
was presented to the Planning Commission on July 9, 2026. During the public hearing,
Planning Commission members asked City staff to address the unique parking situation
for the property. You will recall that this property is very small (0.10 acres, 4,521 sq ft.).
City staff worked with the applicants to create a solution to allow for the proposed art
gallery. However, Planning Commission members felt that parking requirements in the
HD/MU Zone should be reviewed.

The Historic District Design Guidelines indicate that parking should be located to the
side or behind a building, where its visual impact will be minimized. Additionally,
Chapter 17.74 Historic District/Mixed Use Zone (attached) encourages flexibility in site
design and parking requirements.



17.74.090: PARKING AREAS:

All parking areas shall be approved by the Planning Commission as to number of spaces
required and the location of off-street parking in relation to the balance of the
development. The guideline for parking shall be one (1) space for every two hundred fifty
(250) square feet of commercial floor area and two (2) spaces, one (1) of which shall be
covered, for each residential dwelling.

A. The Planning Commission may use the additional requirements of chapter 17.32, "Off
Street Parking Requirements”, of this title, but shall determine the number of spaces
required based upon the plan submitted, and the type of use proposed. Shared parking
between adjacent parcels is encouraged, and excessive parking shall be avoided. Parking
should be located to the side or behind a building, where its visual impact will be
minimized.

B. Exceptions to the parking requirements contained in Chapter 17.32 of city code may
be considered on a case-by-case basis to promote compatibility with the character of the
Historic District. The property owner/developer will be required to submit technical
information done by a licensed professional that justifies any requested exception.

C. All access drives shall be approved as part of the site plan approval. Reduced widths of
driveways will be considered on an individual site plan basis. Curb cuts, driveways, and off-
street parking shall be carefully designed to protect the historic character of the district.

D. All driveways and parking areas, unless determined to be temporary in nature, shall
be surrounded by a concrete curb or other appropriate material as approved with the Site
Plan. Surface of parking areas may be as approved by the Planning Commission. (Ord.
2024-12: Ord. 2022-22: Ord. 2017-14: Ord. 2004-01 § 2)



SANTA CLARA CITY PLANNING COMMISSION
MEETING MINUTES
2603 Santa Clara Drive
Thursday, August 13, 2026

Present: Logan Blake
Shelly Harris
Josh Westbook
Kristen Walton
David Clark
Joby Venuti
Tyler Gubler

Staff: Jim McNulty, Planning and Economic Development Director
Cody Mitchell, Building Official
Casey Stratton, Public Works Director
Matt Ence, City Attorney
Debbie Andrews, Administrative Assistant

1. Call to Order

Chair Logan Blake called the Santa Clara City Planning Commission meeting to order on
August 13, 2026, at 5:33 PM.

2. Opening Ceremony

A. Pledge of Allegiance: Commissioner Harris

3. Conflicts and Disclosures

No conflicts or disclosures were reported by any Commissioners.

4. Working Agenda

A. Public Hearing

1. Consideration and possible action on Chapter 17.28.180, Rock Cut Slopes.

The proposed code amendment would provide a new section in city code
allowing for another wall option in Chapter 17.28, Walls., Fences., and
Hedges. Santa Clara City, applicant.

Jim McNulty, Planning and Economic Development Director, presented the proposed code
amendment, which would add a new section, Chapter 17.28.180, to the City's existing Walls,
Fences, and Hedges Ordinance to formally address rock cut slopes. Mr. McNulty noted that
this amendment had been previously reviewed during Planning Commission on June 11,
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2026, and was subsequently discussed with the City Council on June 24, and July 22, 2026.
Both bodies expressed support for moving the amendment forward.

The amendment establishes standards for the construction of rock cut slopes, including a
bench requirement calculated as a fraction of the total slope height. Commissioner Harris
raised a question regarding whether the bench dimension formula applied to the total height
of the slope or to an individual cut face. Wayne Rogers clarified that the bench width is
calculated as one-third of the height of the tallest cut slope, plus one foot. He further
explained that the maximum permitted height is sixteen feet, typically expressed as a ten-foot
lower cut and a six-foot upper cut, and that practical equipment limitations often necessitate
the terracing approach the code is intended to regulate. He noted that while such slopes are
already present in other Washington County communities, occurrences within Santa Clara are
anticipated primarily in the South Hills area.

A Public Hearing was opened. No members of the public came forward to comment. The
Public Hearing was closed.

2. Consideration and possible action on a proposed Rezoning and Project Plan for
property located at 4405 W. 1700 N. (Big Rocks Subdivision, Lots 1. 2. and 3). The
subject properties are approximately 12.99 acres in size. The applicants, Randy &
Sue Yocum, propose to Rezone the property from the Open Space OS Zone to the
Planned Development Commercial PDC Zone to allow for a wedding and event
center on the property.

Mr. McNulty presented the Rezoning and Project Plan application submitted by applicants
Randy and Sue Yocum for approximately 12.99 acres comprising Lots 1, 2, and 3 of the Big
Rock Subdivision. The applicants propose to rezone the subject property from the Open
Space (OS) zone to the Planned Development Commercial (PDC) zone to establish a
wedding and event center. Mr. McNulty provided background context, noting the property
was annexed into Santa Clara City in August 2025, at which time it was assigned the standard
Open Space Zone (holding zone) per City policy.

Mr. McNulty reviewed the key elements of the project plan, which includes two existing
large residential homes, two accessory buildings, a large outdoor gathering area of
approximately 30,000 square feet, and a parking area for events. The primary access to the
site is via 1700 North, a dirt and gravel road adjacent to the City Shop, with road
improvements spanning four different ownership categories: a public road segment across the
adjacent Anderson parcel, a BLM right-of-way segment, a twenty-five-foot all-weather
surface segment across Santa Clara Field Canal Company property, and private driveways
serving both residences. Each driveway will be twenty-eight feet in width. The upper
driveway includes a turnaround for fire and emergency vehicle access. The lower driveway
includes two (2) hammerhead turnarounds for fire and emergency vehicle access.

Mr. McNulty addressed project utilities, noting that the existing septic system limit
occupancy of the upper home to twelve persons and the lower home to eight persons. The
proposed commercial use requires an upgrade from a two-inch to an eight-inch waterline to
serve two (2) new fire hydrants. Existing power service is provided by Rocky Mountain
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Power, with a transition to Santa Clara City power required upon any future expansion.
Additional elements of the project plan reviewed included Dust Control requirements,
Parking requirements, Water Efficiency Landscaping Standards, shielded Outdoor Lighting, a
prohibition on Project Signage without subsequent Planning Commission approval, Portable
Sanitation Facilities, and compliance with the City's Noise Ordinance (Chapter 9.12.020 and
9.12.021).

Mr. McNulty noted that a noise complaint had been received from residents of the Hills at
Santa Clara Phase 2 subdivision, and that a written public comment document had been
submitted the prior evening and distributed to all Planning Commissioners and City staff. He
clarified that the property's General Plan Land Use Classification is Very-Low Density
Residential, noting that while the current zoning is Open Space, the General Plan Land Use
Classification was selected to reflect the rural character of the area rather than to preclude a
use such as that proposed. Staff concluded that the proposed rezoning meets the criteria
established under Chapter 17.18.090, Rezoning Consideration and all applicable state code
requirements under Utah Code Section 10-20-503 and recommended that the Planning
Commission consider forwarding the application if complete, to the City Council subject to
fifteen conditions and four findings.

The Public Hearing was opened. Three residents from the neighboring Hills at Santa Clara
Subdivision spoke in opposition.

Ryan Sullivan expressed concern that events had already been taking place on the property
without proper entitlement, stating this indicated a disregard for applicable regulations. He
also raised significant concerns about noise, describing the topography as acting like an
amphitheater that channels sound directly into the surrounding neighborhood. Ryan also
indicated that he witnessed a car driving off a cliff from the Upper House a few months ago.

Adrian Galvez echoed the noise concerns, noting music had been audible as late as 2:00 AM.
He further expressed apprehension about the broad implications of commercial zoning,
suggesting that if the current owners were to sell, the commercial designation could allow
uses beyond a wedding venue in the future.

Neil Flora raised concerns about the nature of short-term rentals based on personal
experience, questioned the adequacy of noise and lighting controls in the project plan, and
stated that residents had purchased their homes in anticipation of a quiet, rural environment.

No further comments were offered. The Public Hearing was closed.

City Attorney, Matt Ence, clarified that the PDC Zone, unlike a standard Commercial Zone,
ties the zoning approval to a specific project plan, meaning any future change in use by any
owner would require a new Public Hearing and Planning Commission review. He further
confirmed that the Development Agreement specifically prohibits the service of alcoholic
beverages without proper city and state licensure, and that this process would require separate
approval. Mr. Ence also noted that the Development Agreement contains an explicit
provision allowing the City to suspend or terminate the applicants' vested development rights
in the event of repeated or chronic violations of noise, dust control, or other City Ordinances,
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which he described as a particularly strong enforcement tool not typically included in
standard Development Agreements.

Commissioner Gubler raised the question of operational hours and time-specific noise
controls, noting the funnel-shaped topography of the canyon. Mr. McNulty indicated that the
standard noise ordinance establishes allowable hours of 7:00 AM to 11:00 PM. Mr. Ence
indicated that additional, more tailored restrictions could be crafted within the Development
Agreement if directed by the Planning Commission and/or City Council.

Commissioner Westbrook asked about enforcement mechanisms for Development
Agreement violations. Mr. Ence explained that the City has both a criminal misdemeanor
path and an administrative citation process for ordinance violations, and that the
Development Agreement provides an additional remedy for terminating the applicants' vested
rights.

Commissioner Harris asked about the Development Agreement, Item 5.5. Mr. Ence indicated
that this section is specific to the proposed short-term rentals to mitigate any negative impacts
of the use. Mr. Ence also discussed the requirements found in Chapter 17.68.060 of city
code. Commissioner Walton asked about the tax revenue benefits for the City. Mr. Ence
spoke about TRT (short-term rentals) and possible tax revenue benefits for this land use.

Commissioner Blake asked about the proposed roads providing access to the project. Mr.
Ence indicated that four (4) different road cross-sections are proposed (Public, BLM,
SCFCC, and Driveways). Each one is specifically addressed in the Development Agreement.

Commissioner Venuti expressed concern about the adequacy of the twenty-five-foot gravel
access road across the Santa Clara Field Canal Company SCFCC property, noting it would
serve as the primary access for event traffic and would likely generate dust. Mr. Ence
acknowledged that access was the most significant challenge with this property and
confirmed that the SCFCC segment, being an exception to city standards, would require City
Council approval of an exception. He noted the road does comply with minimum fire code
standards. Venuti also noted that the planned Western Corridor Road would eventually run
adjacent to the property, a development that could significantly change the surrounding noise
environment in the future.

Dennis Frei, President of the Santa Clara Field Canal Company, addressed the Commission
and explained that a previous lawsuit resulted in a prescriptive easement settlement that
expressly prohibits asphalt on the Canal Company's property. He noted that both the road and
the waterline exist as prescriptive easements that are relocatable, provided there is continued
access to the property through an established gated entrance. The Canal Company is
constrained from granting a formal dedicated easement or allowing pavement on that stretch.

Mr. Ence noted that staff had discussed the possibility of routing the new waterline along the
property boundary lines rather than within the road corridor, and that discussions on the final
route remained ongoing. He also confirmed that the BLM approval process for road
improvements on BLM property is anticipated to take up to two years, with extension
provisions built into the Development Agreement.
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Commissioner Walton expressed reservations about the compatibility of a Commercial Zone
with the Very Low-Density Residential Land Use Classification and stated her view that the
proposed use would adversely affect the character of the adjacent neighborhood.
Commissioner Harris shared similar concerns about introducing a commercial designation
into an area otherwise discussed in exclusively residential terms.

Commissioner Blake then recommended that the discussion transition to the Development
Agreement for the project. Mr. Ence agreed and led the discussion on the Development
Agreement. See Item B (1) below.

Commissioner Blake invited the applicants, Randy and Sue Yocum, to come address the
Planning Commission with closing remarks. Sue Yocum addressed the Commission,
describing the property's historical significance as a gathering place for the local community,
including petroglyphs left by early Swiss settler ancestors. She emphasized that the venue is
intended as an open outdoor gathering space, with accessory structures limited to equipment
storage. She noted that the seasonal nature of the outdoor venue would inherently limit the
frequency of events. She expressed a commitment to noise control through Airbnb-style
rental agreements with guests and confirmed that the BLM has expressed interest in having
the road paved through its property, pending their internal approval process.

B. Public Meeting

1. See General Business Items.

5. General Business

A. Recommendation to City Council

1. Recommendation to City Council for consideration and possible action on
Chapter 17.28.180, Rock Cut Slopes. Santa Clara City, applicant.

Commissioner Westbrook moved to forward a recommendation of approval for the code
amendment, Chapter 17.28.180, Rock Cut Slopes, to the City Council. Commissioner
Harris seconded the motion. The motion carried unanimously.

2. Recommendation to City Council for consideration and possible action on
a proposed Rezoning and Project Plan for property located at 4405 W.
1700 N. (Big Rocks Subdivision, Lots 1, 2. and 3). Randy and Sue Yocum,

applicants.

Commissioner Venuti moved to forward a recommendation of approval for the proposed
Rezoning and Project Plan for Big Rocks Subdivision, Lots 1, 2, and 3 (4405 W. 1700 N.)
to the City Council, subject to the fifteen conditions and four findings set forth in the staff
report, with special emphasis on enforcement of the city's noise ordinance and the
addition of a condition that no events shall occur on the property until full entitlement
(Zoning/Development Agreement, Public Safety, Business License, Liquor License) is
granted by the City Council. Commissioner Westbrook seconded the motion. The motion
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carried 52, with Commissioner Walton and Commissioner Harris voting in the
negative.

B. Planning Commission Review

1. Review and Recommendation of a Development Agreement. Randy and
Sue Yocum, applicants.

City Attorney, Matt Ence presented an overview of the Development Agreement, noting that
recent changes to Utah Code now require that Development Agreements, which vary
significantly from standard City Ordinances, be treated as Land Use decisions and reviewed
by the Planning Commission prior to City Council consideration.

Mr. Ence highlighted the key provisions of the Development Agreement. The vested rights
section establishes that the approved uses are limited to those identified in the Project Plan,
specifically, a wedding and event venue and short-term rental properties, and that no other
uses may proceed without additional public approvals. The agreement contains an explicit
prohibition on the service of alcoholic beverages without proper licensure. The applicable
law section includes a table in Exhibit C detailing impact fees calculated specifically for this
property, broken down by lot and use category, to account for the property's unique history of
prior use and partial existing city service connections.

Section 4 of the agreement ties compliance with noise, dust, and other City Ordinances
directly to the applicants' vested development rights, with repeated violations giving the City
the right to suspend or terminate those rights following notice. Section 5 sets forth specific
developer obligations, including road improvements across three road segments with defined
timetables, heightened fire detection requirements at the residences pending installation of
new hydrants, construction of a new eight-inch waterline, and occupancy limits tied to
certified septic capacity. The agreement also includes a progress reporting requirement
unique to this project, reflecting the fact that certain improvements will be completed after
the use commences rather than prior to it. The agreement is assignable and binding on any
subsequent owner. Section 12 provides a detailed termination mechanism, including the
City's right to revoke vested rights, including the zoning approval, in the event of non-
compliance with the development timetable.

Commissioner Clark observed that the agreement was more precisely binding than
Development Agreements he had previously encountered and stated he found the level of
specificity appropriate and ultimately supportive of both the applicants and the neighboring
community.

Commissioner Westbrook moved to forward a recommendation of approval for the
Development Agreement for the Yocum property to the City Council. Commissioner
Clark seconded the motion. The motion carried 52, with Commissioner Harris and
Commissioner Walton voting in the negative.
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Mr. Ence confirmed the matter will be placed on the City Council agenda for September 9,
2026. The meeting will be a public meeting, and notice will be posted on both the city and
state websites.

6. Discussion Items

A. None.

7. Approval of Minutes

A. Request for Approval of Meeting Minutes: July 9, 2026

The Planning Commission reviewed the minutes from July 9, 2026. Commissioner Clark
noted a discrepancy in the July 9, 2026, minutes, in which he appeared as both the maker and
the seconder of a motion in Section 5. After brief discussion, it was determined that
Commissioner Gubler had made the second in question. Commissioner Harris confirmed she
had noted the same error.

Commissioner Walton moved to approve the July 9, 2026, meeting minutes as corrected.
Commissioner Harris seconded the motion. The motion carried, with Commissioner
Blake and Commissioner Westbrook abstaining as they were not present at the July 9
meeting.

8. Directors Report

Mr. McNulty reported that the next Planning Commission meeting is tentatively scheduled
for August 27, 2026, subject to confirmation of agenda items the following week. He
acknowledged the complexity and duration of the Yocum application, noting that City staff
and legal counsel had worked extensively over the preceding twelve months to bring the
matter to an appropriate position for a Public Hearing. Matt Ence agreed and expressed
appreciation for the Commission's thorough review of the application.

9. Adjournment
Motion: Commissioner Harris moved to adjourn.

Commissioner Blake adjourned the meeting at 7:54 PM.

Jim McNulty
Planning Director

Approved:
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