
 

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

 
NOTICE OF PUBLIC MEETING 

PLANNING COMMISSION 
 

Planning Commission 
September 17, 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, 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 
 

2. Opening Ceremony 
 

A. Pledge of Allegiance: Joby Venuti 
 

3. Conflicts and Disclosures  
  

4. 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. 
 

5. 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.  

  
6. Discussion Items 

 
A. Historic District/Mixed Use Zone parking requirements. 
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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 



 

  

 

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

  
  

 

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.  On July 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. 
 

 

Staff Report 
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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. 

 
2. 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.   

 
3. 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.   

 
4. 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. 

 
5. 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. 

 
6. 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. 
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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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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. 

 
 
 
 

  

















 

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. 

 

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

• The proposed use is a financial institution.  Utah First Federal Credit Union proposes to build a 

3,300 sq. ft. building on this site. 

• 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. 

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

o There are natural aluminum ACM Panel accents. 

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

o 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 10pm-7am in the spring/summer 

months, and from 5pm-7am during the winer months. 

o 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.  

o 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 

AIA, NCARB 

Associate Principal / Architect 

























































 
 

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) 
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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 5–2, 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 5–2, with Commissioner Harris and 
Commissioner Walton voting in the negative. 



 

   
Santa Clara City Planning Commission Meeting – 8/13/26   7 

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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