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NOTICE AND AGENDA 
SANTA CLARA CITY COUNCIL WORK MEETING  


Wednesday September 7, 2022 
Time: 5:00 p.m. 


AGENDA 
 


Public Notice is hereby given that the Santa Clara City Council will hold a Work Meeting in the City Council 
Chambers, located at 2603 Santa Clara Drive, Santa Clara, Utah on Wednesday September 7, 2022, commencing at 
5:00 PM. The meeting will be broadcast via You Tube linked on our website at https://sccity.org/meetings. 
 


1. Call to Order:  
 


2 Working Agenda: 
 
A. General Business 


 
1. Introduction of New Employees. 


 
2. Introduction of the Santa Clara City Youth Council. 


 
3. Water Ordinance – 6-month moratorium discussion. 


 
4. Conservation Easement for Lava along Pioneer Parkway discussion.  


 
5. Silverado Traffic Impact Study Presentation. 


            
3. Staff Reports: 


 
4. Adjournment: 


 
Note: In compliance with the Americans with Disabilities Act, individuals needing special accommodation during this meeting should 
notify the city no later than 24 hours in advance of the meeting by calling 435-673-6712.  In accordance with State Statute and Council  
Policy, one or more Council Members may be connected via speakerphone or may by two-thirds vote to go into a closed meeting. 
 
Zoom Meeting Participants: Participants on the Zoom call are limited to City Staff, Council Members, and applicants on the agenda.  
Email calendar invitations will be sent out in advance of the meeting.  Instructions for each meeting will include the meeting ID, and 
password to join.  When joining the meeting your screen name must show your full name.  Each applicant will be accepted into the 
meeting when their item is up for discussion.  Please contact Chris Shelley at (435)673-6712 Ext. 203 with any questions regarding 
public meetings.  
 
The undersigned, duly appointed City Recorder, does hereby certify that the above notice and agenda was posted within the Santa Clara 
City limits on this 1st day of September 2022 at the Santa Clara City Hall, on the City Hall Notice Board, at the Santa Clara Post Office, 
on the Utah State Public Notice Website, and on the City Website at http://www.sccity.org. The 2022 meeting schedule was also 
provided to the Spectrum on January12, 2022         
 
 
 
 
_________________________ 
Chris Shelley – City Recorder 








Applicant:


On July 13, 2022 council adopted pending ordinance 2022-15.   The ordinance was adopted to allow time for staff and 
council to study and review information prior to adoption of a permanent ordinance.  The ordinance would require a 
developer to dedicate water or pay a fee in lieu of dedication of water for the water needed for the development.
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Mayor
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Discussion on requiring the dedication of water by a developer to the city


Recommendation: Discussion


Cost: 0.00


Legal Approval: N/A


Finance Approval: N/A


Budget Approval: N/A


Requested by: Matt Ence


Subject:


Description:


Attachments:
https://sccity.org/wp-content/uploads/formidable/41/ROUGH-Ord-2019-__-Secondary-Water-Acquisition-081319-mje.docx
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CITY OF SANTA CLARA, UTAH 
ORDINANCE NO. 2019-__ 


 
AN ORDINANCE TO FACILITATE ACQUISITION OF WATER RESOURCES TO 
SERVICE NEW DEVELOPMENT IN THE CITY WITH SECONDARY IRRIGATION 
WATER. 
 
WHEREAS, Santa Clara City recently established a secondary water irrigation system, and 
adopted ordinances to govern the operation of the system; and 
 
WHEREAS, in order to maintain the viability of the secondary water system over time, the City 
must establish a means to acquire additional water resources for use in the system; and 
 
WHEREAS, the City Council has made certain findings that water resources are scarce, and that 
the City is growing rapidly, as set forth in the ordinance below; and 
 
WHEREAS, the City Council has determined that it is in the best interests of the City and its 
citizens, and their health, safety, and welfare, including with respect to the viability of the 
secondary water irrigation system, to establish a requirement that water resources be transferred 
to the City as a requirement of new development, in order to service such new development 
through the secondary water system. 
 
NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of Santa Clara, 
Utah, that the following amendments to the Santa Clara City Code be adopted as stated below: 
 
SECTION 1.  New Requirements – Secondary Water Acquisition: 
 
The following sections shall be added to Santa Clara City Code, Title 13 “Public Utilities,” 
Chapter 20 “Water System.” 
 
13.20.500: WATER ACQUISITION FINDINGS, PURPOSE AND POLICY: 
 
A. Santa Clara City has limited water rights.  The city provides culinary and irrigation water 
for residential, commercial, and industrial uses consistent with City ordinance.  Culinary water is 
provided from city-owned wells, and pursuant to a Regional Water Supply Agreement with the 
Washington County Water Conservancy District.  What secondary irrigation water is controlled 
by the city is currently provided to the city as a shareholder of the New Santa Clara Field Canal 
Company. 
 
B. The city is experiencing sustained residential, commercial, and industrial growth, and 
growth necessitates acquisition of additional water rights. 
 
C. The State of Utah water engineer has determined that the water rights in the city’s area 
have been fully appropriated and has closed the area to future appropriation of water rights. 
 
D. The City’s primary purpose for establishing this ordinance is to acquire the water 
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resources necessary to serve its expanding population.  Therefore, no applicant of a land use 
application will be allowed to pay the special assessment established herein if the property on 
which they are filing a land use application has been the point of use for water rights, or the 
approved place of use for water based on shares in the New Santa Clara Field Canal Company 
(or its successor) in the previous three years or since the enactment of this ordinance, whichever 
is the shorter look back period. 


 
E. In order to carry out the policy stated above, it is hereby ordained that all land within the 
city, or petitioning for annexation into the city, is wet land if the property has been the point of 
use for water rights, or of water based on Canal Company shares, within the three (3) years 
previous to the application.   All wet land must deed all water rights used on the land, or transfer 
shares in the Canal Company representing water used on the land, up to the amount sufficient to 
satisfy the provisions of this ordinance and will not be required to pay the special assessment for 
the deeded water. 


 
F. All land that has not been the point of use for water within the three-year look back 
period prior to filing of a land use application, is ordained to be dry land and the party submitting 
a land use application may pay the special assessment contained in this ordinance and not be 
required to deed water rights to the City. 


 
G. All land use applications filed with the City must be accompanied by sufficient 
documentation from the state engineers’ office to show if the subject property was or was not the 
point of use for any water rights within the three-year look back period described herein. 


 
13.20.510: RESIDENTIAL SUBDIVISION: 
 
Prior to a residential subdivision’s final plat approval being granted, the developer or owner of 
the land to be subdivided shall either deed to the City water rights sufficient to comply with 
Section 13.20.____ below, if they are subdividing wet land pursuant to section 13.20.500 (E); or 
pay to the City the special assessment established in section 13.20._____ below, if they are 
subdividing dry land pursuant to 13.20.500 (F). 
 
13.20.520: BUILDING PERMIT: 
 
If real property is not in a residential platted subdivision, or is in a residential subdivision which 
was platted or vested prior to the effective date of this ordinance, then prior to receiving a 
building permit the owner shall either deed to the City sufficient water rights to comply with this 
ordinance, if the property is wet land pursuant to section 13.20.500 (E); or pay the special 
assessment set by this ordinance, if the land is dry land pursuant to 13.20.500 (F).  Nothing in 
this ordinance shall require deeding of water rights or payment of the special assessment when a 
building permit is pulled for repair, remodel, or expansion of a building that has been granted a 
building permit prior to, or after, the effective date of this ordinance. 
 
13.20.530: ACQUISITION OF EXCESS WATER RIGHTS OR SHARES: 
 
If at any time an owner is required to deed water rights to the City, and if that owner owns more 
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water rights or water shares approved for use in the City than the owner is required to deed to the 
City, then the City may request that the owner either sell the excess rights or shares to the City, 
or enter into an agreement with the City giving the City the first right of refusal should the owner 
decide to sell said water rights or shares in the future.  The owner shall not be required or 
compelled to agree to sell or grant a first right of refusal on the water rights or shares. 
 
13.20.540: AMOUNT AND TYPE OF WATER REQUIRED: 
 
A. Amount of water required. 
 


1. If water is required at the time of final residential plat approval pursuant to section 
13.20.510 above, as a condition of final plat approval, the owner will be required to deed 
_____________ acre feet (___ af) of water rights per acre of property proposed for a 
platted residential subdivision, or a number of shares in the New Santa Clara Field Canal 
Company (or successor) representing the right to irrigation water in the same amount.  
All lots within the proposed subdivision that are one (1) acre in size or greater (when 
including the portion of City streets fronting those lots), shall be assessed pursuant to the 
standard set forth in paragraph 2 of this section. 
 
2. If water is required prior to acquiring a building permit pursuant to section 
13.20.520 above, the owner will be required to deed a minimum of ____________ acre 
feet (___ af) of water rights per each ___________ (___) gallons per minute of the 
secondary irrigation water meter’s maximum flow rating.  The amount of water required 
for all subdivided residential lots equal to or greater to one (1) acre, including the portion 
of City streets fronting those lots, shall be pursuant to this provision. 


 
B. Type of water rights required. 
 


1.  As used in this section, the following terms shall have the following meaning: 
 


a. “sub-surface water rights” shall mean all rights to underground water within 
aquifers that can physically and legally supply water to Santa Clara City; 
 
b. “class 1 surface rights” shall mean all surface water rights to Santa Clara River 
water adjudicated up to 1870; 
 
c. “class 2 surface rights” shall mean all surface water rights to Santa Clara River 
water on which claims were filed from 1870 through 1880; 
 
d. “class 3 surface rights” shall mean all surface water rights to Santa Clara River 
water on which claims were made from 1880 through 1890; 
 
e. “class 4A surface rights” shall mean all surface water rights to Santa Clara 
River water on which claims were made from 1890 through 1898; 
 
f. “class 4B surface rights” shall mean all surface water rights to Santa Clara 
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River water on which claims were made post 1898. 
 
2. When water rights are deeded to the city by an owner of property subject to a pending 
subdivision final plat approval or pending building permit, the City will accept water 
rights in the following classifications and proportions to satisfy applicable requirements: 
 


a. A minimum of one third (1/3) of the required water rights, measured by acre-
feet, shall be sub-surface water rights; 
 
b. No more than two thirds (2/3) of the required water rights, measured by acre-
feet, may be class 1, 2, or 3 surface rights; and 
 
c. No more than one third (1/3) of the required water rights, measured by acre-
feet, may be class 4A or 4B surface rights. 
 
d. If a secondary or supplemental sub-surface water right can be transferred to and 
used by the City with a primary surface water right, then fifty percent (50%) of 
the total right shall be credited as a sub-surface water right, and fifty percent 
(50%) of the total right credited as a surface water right of the class designated for 
the primary right. 


 
3. The requirements of paragraph B above and its subparagraphs shall not apply when the 
owner is transferring water shares to the City instead of water rights. 


 
C. Exceptions. 
 


1. Open space exception.  If at the time of final plat approval, or pulling of a building 
permit, land is deeded to the City for undeveloped open space, parks and recreation, or 
placed in a conservation easement that complies with the provisions of Title 57, Chapter 
18, Sections 1 through 7, Utah Code Annotated, 1953, as amended, then that acreage is 
not subject to the requirements of this ordinance that mandate the deeding of water rights 
or payment of special assessments. 
 
2. Nothing in this ordinance shall require the City to deed water or pay a fee if the City 
develops land for any purpose.  Furthermore, a purchaser of property from the City will 
in any event pay the assessment to the City consistent with this ordinance, and nothing in 
this ordinance shall require any person that purchases land from the City, and within the 
three-year look back period of the purchase develops the land, to deed water to the City. 


 
13.20.550: ESTABLISHMENT OF SPECIAL ASSESSMENT IN LIEU OF WATER 
TRANSFER: 
 
There is established a special assessment that owners may pay instead of deeding water rights 
water shares to the City as required by this ordinance.  The special assessment shall be 
established by the City Council and adopted in the form of written Resolution duly authorized 
and approve by said Council.  This special assessment may be amended from time to time also 
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by a resolution of the Cedar City Council.  Prior to amending the special assessment, the City 
shall have the surface water rights and sub-surface water rights in the Cedar City area appraised 
and/or use the best available market information.  The council may also, by resolution, add costs 
for reasonable administrative overhead to this special assessment. 
 
 
SECTION 2. Effective date: 
 
This Ordinance shall become effective immediately upon adoption, recording and posting in the 
manner prescribed by law. 
 
ADOPTED and approved by a duly constituted quorum of the City Council of the City of Santa 
Clara, Utah, this _____ day of _____________, 2019. 
 
 


IN WITNESS THERETO: 
 
 
_________________________________ 
RICK ROSENBERG, Mayor 


 
ATTEST: 
 
 
____________________________________ 
CHRIS SHELLEY, City Recorder 








Applicant:


There has been some discussion regarding the city owned land south of Pioneer Parkway in the lava and wash.  The City 
would like to preserve the lava owned by the city. A conservation easement is a voluntary and legally binding agreement 
between a landowner and a qualified conservation organization.  The easement permanently limits uses on the land in 
order to protect its conservation values.
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Applicant:


The applicant, Silverado LLC (Dave Hunter) has been working with Horrocks Engineering to complete a Traffic Impact Study, 
TIS since the City Council last discussed the project on August 10, 2022 during a public meeting.  Aron Baker, 
Transportation Engineer, with Horrocks will be making this presentation to the Council during the work meeting on 
September 7, 2022.  It's anticipated that the Council will have a number of questions related to the TIS after the 
presentation. The Project Plan for Silverado has slightly changed as per the recommendation of the TIS.  In Phase 4, the 
convenience store site has been reconfigured shifting the building to the north of the pad site, with the parking in front as 
well as the gasoline island be relocated to the south adjacent to Pioneer Parkway.  No other changes have been made to 
the project plan. A copy of the TIS and two (2) short simulation videos have been attached which include area traffic 
scenarios for 2024 and 2029.
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Introduction 
This report presents the findings of the Traffic Impact Study (TIS) performed for the Silverado 


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


values calculated by delay per vehicle for selected study intersections.  


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


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


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


year is 2024. Figure 1 shows the location of the development. The development is planned to include 96 


apartment units, approximately 33,000 square feet (sq. ft.) of retail space, a convenience store with 8 


fueling stations, 28 “man-cave” storage units, 23 indoor pickleball courts, 10 outdoor pickleball courts, 


and 16,000 sq. ft. of restaurant space.  


The phasing for the project is planned to be as follows: 


• Phase 1 


o 28 “Man Cave” Toy Garages, approximately 18,620 Sq. Ft. total 


▪ 14 have a bedroom in a loft area 


• Phase 2 


o 96 Apartment Units 


▪ Three-story buildings  


• Phase 3 


o 23 Indoor pickleball Courts 


o 10 Outdoor pickleball Courts 


o 16,000 sq. ft. Restaurant 


• Phase 4 


o 33,020 sq. ft Retail Space 


o Convenience Store/Gas Station 


▪ 8 Fueling Stations 
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Figure 1-Location of Silverado Santa Clara 


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


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


on Pioneer Parkway is an extension of Red Mountain Drive at its intersection with Pioneer Parkway. 


There is additional access onto Pioneer Parkway through the existing Harmons access. A full site plan is 


shown in Figure 2 and included in the Appendix. 


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


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


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


from Harmons grocery store to Pioneer Parkway is commercial. 


ROADWAY CHARACTERISTICS 


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


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


left-turn lane (TWLTL). 


PIONEER PARKWAY 
Pioneer Parkway is an Arterial three-lane road that runs east/west on the south side of the 


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


access, Pioneer Parkway is a two-lane roadway and does not have curb and gutter on the north side. 


East of Red Mountain Drive, there is no curb and gutter. The speed limit is 35 mph. It is planned to 


eventually be a five-lane roadway, though there is no year planned for the widening to occur.  
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RED MOUNTAIN ROAD 
Red Mountain Road south of Pioneer Parkway is a Local Collector to the neighborhoods in Santa Clara. 


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


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


speed limit will be 30 mph.  


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


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


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


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


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


were no fatal crashes within this area in this period.  


 


Figure 3-Crash History 


Of the 21 crashes, 16 (76%) were property damage only (PDO). Four had possible injuries, and one had a 


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


signalized intersections. Six of the crashes were due to turning errors made by drivers.  
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With the addition of new accesses in this area, it is recommended that dedicated left and right turn 


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


proposed accesses.  


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


• Rachel Drive & Harmons fuel station (North) access 


• Rachel Drive & Harmons front door (Center) access 


• Rachel Drive & Café Rio (South) access  


• Rachel Drive & Pioneer Parkway 


• Pioneer Parkway & Harmons southeast (East) access 


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


entered with the turning movement volumes into PTV Vistro 2022 for analysis. Future traffic data was 


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


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


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


are shown in Figure 4.   


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


and traffic data were entered in the PTV Vistro 2022 software package.  Using the 6th edition of 


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


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


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


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


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


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


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


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


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


Table 1-Intersection Level of Service 
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Table 2 shows the existing LOS conditions at the study intersections. 


Table 2-Existing LOS Analysis 


 


All of the study intersections are currently operating at an acceptable LOS C or better.  


  







Traffic Volume - Future Total Volume


Version 2022 (SP 0-0)


Generated with



emily.andrus

Text Box

Figure 4-Existing Turning Movement Counts AM







Traffic Volume - Future Total Volume


Version 2022 (SP 0-0)


Generated with



emily.andrus

Text Box

Figure 4-Existing Turning Movements Counts PM







S i l v e r a d o  S a n t a  C l a r a       T r a f f i c  I m p a c t  S t u d y  


 8 


Projected Traffic 
In order to successfully analyze traffic conditions for future scenarios, existing traffic is grown based on 


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


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


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


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


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


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


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


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


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


Table 3-Average Growth from Historic Data 


 


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


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


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


 221: Multifamily Housing (Low-Rise) 


 821: Shopping Plaza (40-150k sq.ft., no supermarket) 


 945: Convenience Store/Gas Station (8 VFP) 


 151: Mini-Warehouse  


 490: Tennis Courts 


 932: High-Turnover Sit-Down Restaurant 


Multifamily housing is used to estimate the trips for the apartment complex. The apartments are low-


rise because they are less than four stories high. Shopping Plaza is used to estimate the number of trips 


to the retail buildings. Mini-Warehouse is used to represent the man-cave storage units, and tennis 


courts are used to represent pickleball courts. The convenience store/gas station and restaurant have 


their own land uses.  A description for each of these land uses can be found in the Appendix. Table 4 


shows the estimated trip generation of the development.  
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Table 4-Trip Generation for the Proposed Development 


 


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


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


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


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


vehicles traveling to the east than to the west. Figure 6 shows the trip distribution for the PM peak hour. 


In the PM peak hour, there is similar traffic going both directions.  


 


Figure 5-AM Trip Distribution for the Silverado Development 


 







S i l v e r a d o  S a n t a  C l a r a       T r a f f i c  I m p a c t  S t u d y  


 10 


 


Figure 6-PM Trip Distribution for the Silverado Development 


Traffic Analysis 
Future traffic was analyzed by projecting the existing 2022 traffic based on the historical data and 


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


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


scenarios.  


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


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


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


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


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


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


without the Silverado development traffic are shown in Figure 7. Table 5 shows the LOS analysis for the 


2024 traffic.    
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Table 5-2024 LOS Analysis 


 


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


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


intersection, it is expected to operate at LOS E in the PM peak hour. Table 6 shows the LOS of Pioneer 


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


Table 6-2024 Background Traffic Mitigation LOS Analysis 


 


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


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


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


intersection may be an interim mitigation for a traffic signal.  


2024 TRAFFIC WITH DEVELOPMENT 
2024 traffic with the addition of the proposed Silverado traffic at buildout was estimated by adding the 


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


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


movement counts are shown in Figure 8.  


Table 7 shows the LOS analysis for the background 2024 traffic with the Silverado development traffic.  
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Table 7-2024 with Development Traffic LOS Analysis 


 


With the addition of the Silverado traffic, the intersection of Pioneer Parkway and Harmon’s East Access 


is expected to operate at LOS D. The critical movement is the left turn onto Pioneer Parkway. As the 


Harmon’s access gets busier it is expected that many vehicles will reroute to Rachel Drive to use the 


signal at Rachel Drive and Pioneer Parkway to turn left. It is up to the determination of the City to 


restrict this access to improve the LOS.  


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


AWSC intersection with the addition of the Silverado traffic. Table 8 shows the LOS analysis for the 


intersection as a signalized intersection.  


Table 8-2024 Traffic Mitigation LOS Analysis 


 


As a signalized intersection, Pioneer Parkway and Red Mountain Drive is expected to operate at LOS A in 


the AM and PM peak hours, which supports the finding from the 2021 traffic study by Avenue 


Consultants that a traffic signal will be needed at this intersection.   
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2024 WITH DEVELOPMENT TRAFFIC QUEUE LENGTH ANALYSIS 
Table 9 shows the queue length analysis for the 2024 traffic with the addition of the project traffic at 


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


at which movement or approach the maximum queue length occurs. 


Table 9-2024 Queue Length Analysis with Development Traffic 


 


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


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


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


the 95th percentile queue length at each approach. 


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


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


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


development traffic are shown in Figure 9. Table 10Table 5 shows the LOS analysis for the 2029 traffic.    


Table 10-2029 Background Traffic LOS Analysis 


 


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


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


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


Table 11-2029 Background Traffic Mitigation LOS Analysis 
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2029 TRAFFIC WITH DEVELOPMENT 
2029 traffic with the addition of the proposed development traffic at buildout was estimated by adding 


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


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


movement counts are shown in Figure 10.  


Table 12 shows the LOS analysis for the projected 2029 traffic with the Silverado development traffic.  


Table 12-2029 with Development Traffic LOS Analysis 


 


In 2029, all of the study intersections are expected to operate at LOS D or better. LOS D is considered 


acceptable at the concurrence of the City of Santa Clara. As it becomes difficult to turn left onto Pioneer 


Parkway from the Silverado development, traffic will reroute to the signals at Rachel Drive and Pioneer 


Parkway and Red Mountain Drive and Pioneer Parkway. The Silverado accesses onto Pioneer Parkway 


should be monitored in the future and may be restricted to right turns only if necessary to improve the 


operations. It is up to the determination of the City to restrict these accesses to improve the LOS. 
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2029 WITH DEVELOPMENT TRAFFIC QUEUE LENGTH ANALYSIS 
Table 13 shows the queue length analysis for the 2029 traffic with the addition of the project traffic. The 


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


approach the maximum queue length occurs. 


Table 13-2029 Queue Length Analysis with Development Traffic 


 


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


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


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


the 95th percentile queue length at each approach. 


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


based on the findings in this report.  


There were 21 crashes in the project area in the last three years. The majority of the crashes were front-


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


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


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


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


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


by the buildout of the Silverado development. A four-way stop may be an interim traffic control 


measure that could be implemented if delay needs to be mitigated before then.  


Within five years after the buildout of the Silverado development, the accesses on Pioneer Parkway are 


expected to operate at LOS D or better. As delay increases at these accesses, vehicles are expected to 


reroute to the signals on Rachel Drive and Red Mountain Drive to improve the LOS. The accesses should 


be monitored into the future and may be restricted to right-turns only as traffic increases on Pioneer 


Parkway. It is up to the determination of the City to restrict this access to improve the LOS. 


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


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


Reports in the Appendix.  


 







